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INTRODUCTION

This manual was produced by Sound Communities under a 
grant from the Washington Department of Commerce. Sound 
Communities is a volunteer group of leaders from the public, 
private, nonprofit, and academic sectors working together to 
ensure that Puget Sound residents have access to safe, stable 
places to live as a foundation for their economic security 
and overall well-being. Sound Communities advocates for 
land acquisition tools that will enable the development 
of affordable housing and complete communities at scale 
across the Puget Sound region in concert with the region’s 
historic investment in transit. 

ABOUT SOUND COMMUNITIES
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SOUND TRANSIT LINK  
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ABOUT THIS MANUAL
This document is intended as a technical, how-to manual for local jurisdictions 
across the state of Washington, but particularly in the Puget Sound region, 
that are home to future or existing light rail or rapid-bus stations and are 
considering action toward a vision of complete, walkable neighborhoods, 
affordable to all incomes and at all stages of life. While local elected officials 
and staff are key audiences, this guidebook may also be useful to nonprofit 
and for-profit developers of affordable housing (i.e., income-restricted and 
rent-restricted units), advocates, and community-based organizations looking 
to be part of creating a vision for equitable development around transit 
stations.

Given the Puget Sound region’s current investment of more than $50 billion in 
a transit system with 80-plus light-rail stations, as well as several rapid bus 
lines, it is critical to ensure that people of all incomes and stages of life can 
live in complete neighborhoods with access to our burgeoning transit network. 
With a special focus on securing land for future affordable homes, this guide 
offers concepts and tools to help people in local jurisdictions identify needs 
and prepare to meet them, while preserving existing affordable housing 
where feasible. With an emphasis on planning and land banking around transit 
stations, this manual does not attempt to cover the financing and construction 
of the buildings themselves. However, it does seek to show how land banking 
can make construction funding and financing more attainable. (See box, page 
43).

Addressing the reality of limited resources
As urgent as it is to act now to ensure the window doesn’t slam shut on the 
chance to fulfill the promise of our transit investment and to provide homes 
for all – and it is urgent – this manual recognizes that resource-constrained 
local governments will need money and outside support to make it happen. 

In laying out the steps, players and expertise required to achieve complete, 
affordable neighborhoods around transit at scale, this document 
demonstrates just what will be required to succeed. The premise of the 
model presented here is that local governments will create a substantial, 
revolving land-acquisition fund by selling bonds backed by a sufficient revenue 
source. Ideally, that revenue would come from a state-enabled taxing ability 
dedicated to affordable, transit-oriented development. Absent that, we 
explore how existing taxing authority can be made available for this purpose 
(See Chapter 7 “Finance”). 

Acknowledging that many cities have limited planning and economic-
development staff with already-full plates, this model anticipates that a share 
of the land-banking fund will be used to augment that staff, with additional 
hiring, use of consultants, or both. It also should be used for attaining outside 
expertise for community engagement, planning and design and for acquiring, 
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managing and selling properties held in a land bank for rent- and income-restricted affordable housing. 
Resources also may be needed for measures to prevent displacement of existing communities.

Because many of the goals of this program are driven by requirements and expectations of the state Growth 
Management Act and related statutes, ultimate success also likely will require robust state participation. In 
addition to granting express taxing authority to local governments, the state role could include establishing 
a statewide review board to ensure that goals for affordable station-area housing are met. With or 
without such a board, the state could ensure the availability of technical assistance, help with real estate 
transactions and promulgation of best practices to meet planning and growth management goals. 

What you’ll find in this manual

 } Background information to help explain the urgent need to act now to secure land for affordable 
neighborhoods and to show how those neighborhoods will help us make the most of our region’s 
significant transit investment and meet local requirements under the state Growth Management Act;

 }A rationale for the need to establish a revolving fund for securing sites to be made available to 
create homes for people of all incomes;

 } Step-by-step discussion of all the elements and actions needed for pursuing equitable, 
transit-oriented development in your area, including ideas on how to build the necessary capacity 
and expertise; 

 } Technical details on financing options available to local governments and the relative revenue to be 
expected from each;

 }Additional resources and case studies to round out the picture and give you ready access to the 
information you will want to have as you pursue creating complete, affordable neighborhoods near 
transit.
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EXECUTIVE SUMMARY

Understanding the need
The Puget Sound region has been growing at a rate of 
1,000 new residents every week and another 1.6 million 
people are expected to call the region home by 2050.1 
To accommodate this growth while fostering regional 
mobility, Sound Transit is developing 62 new miles of 
light rail, completing a 116-mile system that will connect 
16 cities, at a cost approaching $54 billion. The region 
also will add bus rapid-transit service on major highways, 
connecting 30 cities.2 

Meanwhile, an analysis of the region’s housing needs 
over that period of time estimates that 57 percent of 
households are likely to be unable to afford homes at 
market rates, and the percentages are even worse for 
BIPOC families. Simply put, creating homes for most of 
those families will require some kind of public action. 
Our investment in a comprehensive rail and rapid-bus 
network gives the region an opportunity to create a 
complementary network of complete neighborhoods of 
mixed incomes where everything a household needs to 
thrive is within walking distance or a train or bus ride – 
equitable, transit-oriented development (ETOD). 

1  https://www.psrc.org/sites/default/files/2022-03/vision-
2050-summary-booklet.pdf
2  https://www.soundtransit.org/system-expansion/
building-system/history-voter-approved-plans

The challenge

Neighborhoods around current and planned transit 
stations are seeing land prices skyrocket, especially 
in high-demand areas. Some affordable housing is 
being developed on surplus Sound Transit sites or other 
properties, but it is a tiny share of the need. As a result, 
neighborhoods with high-quality public transit service 
become exclusively for the affluent, preventing transit 
access for the low-income and Black, Indigenous and 
people of color (BIPOC) households who might benefit 
most from the access to opportunity. According to the 
2019 Household Travel Survey performed by the Puget 
Sound Regional Council (PSRC) and incorporated in 
its 2022 Regional Housing Assessment, nearly one in 
three households of people of color said they moved 
from where they had been living because of cost of 
housing, reduced income, loss of community, or being 
forced to move. Unfortunately, the same report cites 
“proximity to rail stations” as one of the factors driving 
displacement.3 This paper discusses how to partner with 
those communities to prevent displacement and create a 
place for all in our station areas.

A SOLUTION:  
SECURING LAND FOR 
AFFORDABLE HOMES
Solving the land-price problem and spurring 
development with a sustainable land-acquisition 
strategy

Absent public-sector action, creating affordable housing 
in transit-rich neighborhoods requires affordable-
housing developers to acquire very expensive property 
on a parcel-by-parcel basis in competition with 
market-rate developers. This manual presents an 
alternative. It outlines the steps toward planning for the 
half-mile zone around stations, strategies to prevent 
displacement, and how to use a fund for acquiring and 
“banking” key sites and partnering with affordable-
housing developers to support robust affordable and 
workforce housing development in station areas. There 
are many important elements to increasing affordable 
housing - with the primary barrier a need for more 
resources for the preservation and development of 
affordable housing, compounded by challenges related 
to zoning, permitting, supply chain, construction issues 
and more. But all of these changes will be potentially 
less effective and certainly more expensive if there is 
no early and strategic plan to acquire land near transit 

3 https://www.psrc.org/sites/default/files/2022-08/rhna.
pdf pages 36, 38

Four Key Goals
Equitable Economic Benefits 
Ensuring that the economic benefits of our historic 
transit investment accrue to the people who have been 
marginalized and harmed. 

Mixed-Income Neighborhoods 
Achieving a full spectrum of housing types, including 
low- and moderate-income and market rate units.

Affordable Home Ownership 
Ensuring that a percentage of the development will be 
reserved for affordable homeownership and not only 
rentals.

Complete Communities 
Facilitating a mix of uses, complete streets, 
place-making and public amenities to create 
neighborhoods in which all households and individuals 
can thrive

https://www.psrc.org/sites/default/files/2022-03/vision-2050-summary-booklet.pdf
https://www.psrc.org/sites/default/files/2022-03/vision-2050-summary-booklet.pdf
https://www.soundtransit.org/system-expansion/building-system/history-voter-approved-plans
https://www.soundtransit.org/system-expansion/building-system/history-voter-approved-plans
https://www.psrc.org/sites/default/files/2022-08/rhna.pdf
https://www.psrc.org/sites/default/files/2022-08/rhna.pdf
https://www.psrc.org/sites/default/files/2022-08/rhna.pdf 
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locations. In order to ensure future affordability in 
station areas, local governments must act with urgency 
to acquire sites for affordable homes. 

Done right, the land-banking strategy, with community 
planning, early acquisition of land, and affordability 
requirements for land disposition can have a profound 
impact on these communities, including:

 } Producing more housing units overall than would 
be created by the market alone, 

 }Creating significantly greater numbers of 
affordable units than have historically been 
created near stations without intervention, 

 }Helping ensure more housing is available sooner;

 } Increasing local property tax by adding value to 
land, increasing resources for communities to 
support city governments.

 } Increasing economic opportunity - and potentially 
additional tax revenue - for local jurisdictions by 
creating amenity-rich, complete communities.

 } Building the tax base with increased economic 
activity as land value grows, and sustaining that 
value by virtue of thoughtful planning that avoids 
the pitfalls of haphazard development

 }Offering economic opportunity to a broad range 
of workers while helping local employers fill jobs 
and retain workers by virtue of their ability to live 
near jobs and avoid difficult commutes.

 }Helping realize the community’s vision, by using 
publicly-controlled parcels to address identified 
community-needs and help ensure cohesive 
development.

 }Controlling parcels that can support 
community-driven anti-displacement initiatives, 
including developing community-designed and 
community-owned long-term affordable housing.

Outlined in this manual are the necessary steps, 
including:

Financing to create resources and a revolving fund

The land acquisition strategy contemplated in this 
manual relies on the sale of bonds to create the upfront 
funds needed to act quickly. Jurisdictions need a taxing 
source, or sources, that are sufficient and lasting enough 
to support the sale of 20-year municipal bonds. As of 
this writing, the state legislature has discussed, but not 
created, special purpose districts with taxing authority 
explicitly for the proposed land-banking strategy. In 
the meantime, this manual explores existing taxing 

options such as sales and use tax, property tax, or using 
Washington’s new tax increment financing to pay for 
infrastructure investment. While the vast majority of 
the funds will be for land-banking, jurisdictions may use 
a portion to build any needed capacity in community 
engagement, anti-displacement work, finance or 
real estate expertise through new staff, consultants 
or partnerships (such as with local PDAs or Housing 
Authorities). 

Creating a sub-area plan for a complete, affordable 
neighborhood near transit

As part of planning ETOD communities, jurisdictions 
should work with the community to update (or develop) 
station area plans to achieve affordability goals and 
make the most of the land-banking strategies covered in 
this manual. Key components of the shared community 
vision should include appropriate zoning, plans for 
mixed-income rental and for-sale housing, robust 
mobility plans, and ideally incorporate the best practices 
of “placemaking” to ensure that public spaces reflect 
local cultures, invite public interaction and create a 
sense of identity for each neighborhood. This planning is 
essential for guiding strategic property acquisition.

Planning and partnering to prevent displacement

According to the 2019 Household Travel Survey 
performed by the Puget Sound Regional Council 
(PSRC) and incorporated in its 2022 Regional Housing 
Assessment, anti-displacement strategies, and identify 
important community anchors that should be preserved. 
Part of the anti-displacement strategies community-
designed and community-owned developments 
that may include both affordable housing and other 
desired businesses, services or important institutions. 
Land-banking can be a powerful tool to help reach these 
goals. First, the strategy can ensure that more land - 
including key community assets - will be in public hands 
rather than going to private, market-rate development. 
Second, the aggregation and early planning allows more 
flexibility; ideally, creating local, affordable alternatives 
for moving displaced residents during neighborhood 
development. Without early land-banking, the results 
are clear - land goes to market developers and the 
acquisition of properties for affordable housing and 
community-led initiatives is piecemeal and frequently 
expensive.
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The key land-banking strategy: acquiring, holding and 
selling property for affordable housing

After establishing the fund, refining the community’s 
vision, and developing plans to prevent displacement, 
it’s time to implement the land-banking strategy. 
Jurisdictions should be opportunistic and strategic, 
looking for parcels that meet important criteria, 
including: 

 } proximity to the station, 

 } supportive of community-led plans, 

 } part of larger assembled sites, 

 } remove development barriers and/or create new 
community opportunities. 

Most of the land will be dedicated for affordable 
and workforce housing developments, and sold at 
pre-appreciation cost or even a deeply discounted rate 
with proceeds rolled back into the fund. The city’s role 
in assembling property, purchasing early in the face 
of appreciation of land values in the station area, and 
holding the site until the project is ripe for development, 
is invaluable in enabling the construction of affordable 
homes as quickly and in as great a number as possible. 
These savings, and the reduction in risk to affordable 
housing developers during the permitting process, 
give the city leverage in attracting affordable housing 
development partners and, through development 
agreements, ensuring that the community’s vision is 
realized.  A jurisdiction may choose to grow the fund by 
holding some land and selling at an appreciated price 
to market-rate developers. The proceeds from these 
sales can then increase the impact of this land-banking 
strategy by rolling those profits back into the fund 
for more strategic land acquisition and for creating 
additional affordable opportunities. They also can be 
used for infrastructure needed to support a complete 
community, or even to fund construction of affordable 
housing units themselves

Beyond fostering more affordable and workforce 
housing, an investment in land-banking is an 
on-the-ground commitment to developing the 
community’s complete vision. Driven by community goals 
and input, that vision informs the jurisdiction’s guidelines 
for appropriate density, desired amenities, multi-modal 
transportation access and supporting infrastructure.  
Public control of key parcels’ development can be a 
“first-in” investment that serves as a crucial catalyst for 
realizing the planned vision. Those catalytic investments 
could range from affordable housing to more public 
space to helping find space for a community-center, a 
childcare facility, or a supermarket in a first-floor space. 

Public dollars will help drive the creation of more 
affordable and workforce housing – but will NOT 
subsidize market-rate development.  In fact, any profits 
the land-banking fund makes from selling appreciated 
land to market-rate developments will help subsidize 
further purchases of land for affordable and workforce 
housing.  The exact portions allocated to affordable, 
workforce and market housing and the potential 
discounts for non-market housing may vary depending 
on a jurisdiction’s circumstances, needs and plans.  
After a few cycles of purchasing and sales of land, it 
may be time to bring the fund to a close. The final funds 
should support either more land for affordable housing, 
affordable housing construction, or infrastructure 
essential to support the community’s station area vision.   
In developing the station-area plan and land acquisition 
strategy, it’s critical to create options for affordable 
homeownership, an important path to stability and 
well-being for those struggling economically, especially 
for BIPOC families. The manual addresses issues related 
to designing an ownership strategy and describes the 
key models to consider, including community land 
trusts, limited equity cooperatives and the Habitat for 
Humanity approach.

MONITORING AND EVALUATION
The final chapter lays out some of the key performance 
indicators for tracking and measuring progress.

CONCLUSION
Thriving mixed-income neighborhoods with ample 
housing – including an ample supply of home affordable 
to middle and lower incomes – around our transit 
investments are an environmental, economic, social, and 
transportation win for the region. Given the enormous 
pressures on housing and land costs, especially around 
transit, it’s essential for the region to act quickly and 
at scale to create more opportunities for equitable 
transit-oriented developments. The construction 
of Sound Transit light rail is a once-in-a-generation 
investment in the central Puget Sound region, and 
ensuring public engagement and control of the land 
around those stations is an essential tool to building the 
just, equitable, thriving and sound communities of the 
future. 
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Additional tools 

In addition to this manual, Sound Communities has partnered to develop additional tools 
that can assist jurisdictions, developers, advocates and other stakeholders in envisioning 
and realizing this strategy: 

Station Area Knowledge Base 

To support the work, Sound Communities partnered with Maul Foster & Alongi (MFA) 
to develop the Station-Area Knowledge Base that collects key demographic, land use, 
housing market and other data for the half-mile walkshed surrounding more than 100 
transit stations and presents an index of the risk of displacement of BIPOC communities 
for each station area. (See Appendix A) 

Impact Model

To help jurisdictions decide how to make the best use of land-banking capital, Sound 
Communities worked with ECONorthWest and MFA to develop the Impact Model. The 
tool allows jurisdictions to input a range of assumptions and test various scenarios to 
drive potential outcomes. (See Appendix B)

Access both tools at: 
https://soundcommunitiesps.org/new-tools/

https://soundcommunitiesps.org/new-tools/
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CHAPTER 01.  
UNDERSTANDING THE NEED
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THE CASE FOR URGENT 
ACTION ON EQUITABLE 
TRANSIT-ORIENTED 
DEVELOPMENT

If you have found your way to this guidebook, you no 
doubt already understand the urgency: Many parts of 
our rapidly growing region are becoming increasingly 
unaffordable to all but the highest incomes. At the 
same time, we are investing billions of dollars in a rail 
and rapid-bus network that will shape both travel and 
development in the Puget Sound for all time. If we fail to 
act with sufficient haste, the areas within easy access to 
that transit — where land prices tend to escalate quickly 
— will become unaffordable to the moderate- and 
lower-income families that have the greatest need for it.

There is a positive flip side, though. This massive transit 
investment is a once-in-a-lifetime opportunity to 
connect people to jobs and services, thereby shortening 
commutes and reducing pollution, improving quality 
of life, and creating great neighborhoods for all 
incomes. What if our local governments could develop 
a self-sustaining way to acquire some land in station 
areas, before prices soar, in order to hold it for building 
affordable homes? And then, what if we could capture 
some of the rising land value to create a sustainable 
revolving fund for further land acquisition and build 

the infrastructure needed for complete, walkable 
neighborhoods? Those are the questions we seek to 
answer with this manual.

By the numbers
The Puget Sound region has been growing at a rate of 
1,000 new residents every week and another 1.6 million 
people are expected to call the region home by 2050.1 
Sound Transit’s voter-approved plan, the $54 billion 
Sound Transit 3, will produce 62 new miles of light rail, 
completing a 116 mile-system that will connect 16 
cities. It will also add bus rapid transit service on major 
highways, connecting 30 cities.2

1  

EQUITABLE TRANSIT-ORIENTED 
DEVELOPMENT

Creating complete, mixed-income neighborhoods 
in station areas 

The term of art for the strategies and tools used 
to foster complete, affordable neighborhoods 
around station areas is Equitable Transit Oriented 
Development, or ETOD for short.

Equitable transit-oriented development strategies 
involve working with the local community to help 
create great, mixed-income neighborhoods, avoid 
displacement of existing communities, and ensure a 
place for people of all cultures while also expanding 
opportunities for ownership.

POPULATION +1.6M 

NEW TRACK +62MILES

% DISPLACED
POPULATION +1.6M 

NEW TRACK +62MILES

% DISPLACED

BY THE NUMBERS: 2050, TWO SCENARIOS
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A report projecting regional housing needs over that 
period of time estimates that 57 percent of households 
are likely to be unable to afford homes at market rates, 
and across the region, the percentages are even worse 
for BIPOC families. Simply put, creating homes for most 
of those families will require some kind of public action. 3

Done well, a focus on ETOD can help create 
neighborhoods centered on rail or rapid-bus stations 
that not only have homes of all types, but also grocery 
stores, shops and restaurants, health care services, 
parks, schools, and more. If we are successful in making 
the most of our transit investment, these emerging 
neighborhoods will welcome both newcomers and 
existing residents and small businesses, rather than 
displacing them. New residents’ neighbors would include 
families with pre-existing roots in the area who have 
helped shape growth in a way that allows them to remain 
and enjoy the fruits of the change in their neighborhood, 
including access to the jobs generated by this strategy.

To attract the number and diversity of households 
necessary to support nearby businesses and institutions, 
development strategies should offer homes for a broad 
range of preferences and needs, both for rent and for 
sale.  Options across a half-mile radius around a station 
will vary (often with denser types closer to the station), 
and may include mid-rise and low-rise buildings, as well 
as duplexes, triplexes, courtyard apartments, bungalow 
courts, townhouses, and small multifamily buildings, as 
well as cooperative housing and community land trusts. 

Such neighborhoods would be a double win for 
affordability: People can get into homes for less — 
whether to rent or own – while also saving on the need 
to own, fuel and maintain one or more cars. From the 
regional perspective, a network of such neighborhoods 
would:

 }Maximize the use of our transit investment while 
giving people alternatives to a life in traffic;

 } Promote economic development and grow local 
tax bases; and

1 https://www.psrc.org/sites/default/files/2022-03/vision-
2050-summary-booklet.pdf 
2 https://www.soundtransit.org/system-expansion/
building-system/history-voter-approved-plans
3 https://www.psrc.org/sites/default/files/rhna.pdf

“Equitable transit-oriented development strategies involve working with the local community 
to help create great, mixed-income neighborhoods, avoid displacement of existing 
communities and ensure a place for people of all cultures while also expanding opportunities 
for ownership.

 } Reduce emissions that contribute to climate 
change.

Challenges to affordability in 
station areas
Light rail and rapid bus projects are designed so that 
their stations will become hubs of excellent access 
to jobs and services for thousands of residents of all 
incomes. But there are steep challenges to realizing this 
vision:

In high-demand neighborhoods fueled by employment 
opportunities, land prices tend to skyrocket, especially 
as the time for station openings approaches. Although 
some affordable housing developments have occurred 
around existing stations, on discounted land received 
from the transit agency or purchased with other local 
funding, it is well below demand, particularly for 
households with the lowest income and for families 
in general. As a result, neighborhoods with rich public 
transit opportunities become exclusively for the 
affluent, preventing transit access for the low-income 
and Black, Indigenous and people of color (BIPOC) 
households who might need it most – even pushing out 
those households who had lived there long before the 
station. In Southeast Seattle, meanwhile, station areas 
have seen very slow creation of housing over the dozen 
years since light-rail stations opened. The challenge 
is to bring affordable housing to both slower-growing 
and high-demand station areas, while also bringing 
more market rate housing to slower-growing station 
areas even as we ensure the current populations are not 
displaced.

Creating affordable housing in transit-rich 
neighborhoods absent public action is extremely 
challenging. In high-demand areas, it requires 
affordable-housing developers to acquire very expensive 
property on a parcel-by-parcel basis – a difficult and 
complex process. Neighborhoods around existing 
stations in slower-growing areas, meanwhile, need a 
government catalyst to boost creation of a full range of 
housing, both subsidized and market.

As a recent example of the dynamic in high-demand 
areas, Seattle’s Roosevelt station opened in 2021 in a 

https://en.wikipedia.org/wiki/Bungalow_court
https://en.wikipedia.org/wiki/Bungalow_court
https://www.psrc.org/sites/default/files/2022-03/vision-2050-summary-booklet.pdf
https://www.psrc.org/sites/default/files/2022-03/vision-2050-summary-booklet.pdf
https://www.soundtransit.org/system-expansion/building-system/history-voter-approved-plans
https://www.soundtransit.org/system-expansion/building-system/history-voter-approved-plans
https://www.psrc.org/sites/default/files/2022-08/rhna.pdf
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33% 37% 47% 64%

HOME OWNERSHIP RATE

39% 32% 31% 28%

OWNERSHIP  
HOUSEHOLDS BURDENED

56% 54% 51% 47%

RENTAL  
HOUSEHOLDS BURDENED

 B lack Alone

 Hispanic

 A I A N

 W hite Alone

ADDRESSING EQUITY AND DISPLACEMENT

An equitable TOD strategy can help address the legacy 
of segregation and exclusion that has led to racial 
disparities in access to education, living wage employment, 
affordable housing, intergenerational wealth creation, 
and transportation.  The strategies in this manual can help 
prevent the displacement of the homes, businesses, and 
cultural institutions of Black, Indigenous and people of color 
(BIPOC) that can occur when new transit choices help to 
drive up the cost and market appeal of a neighborhood. This 
requires planning ahead in partnership with the communities 
threatened with displacement.

According to a survey performed for PSRC’s 2022 Regional 
Housing Assessment, nearly one in three households of 
people of color said they moved from where they had been 
living because of cost of housing, reduced income, loss of 
community, or being forced to move. Unfortunately, the same 
report cites “proximity to rail stations” as one of the factors 
driving displacement. 1

The planning and land-banking strategies in this guide can 
play a substantial role not only in ensuring affordable rental 
housing, but also in creating pathways to homeownership 
for BIPOC households.  Providing those ownership 
opportunities is critical for our region to address the racial 
wealth gap, and access to low-cost land and affordable, 
high-quality transportation are central to meeting that 
goal. (See Chapter 10 “Strategies to Support Affordable 
Homeownership”) 

An anti-displacement plan forged in partnership with 
the community can help determine key sites to acquire 
and create strategies to preserve important commercial, 
cultural, and community centers of activity and to prioritize 
the housing stability of vulnerable residents.   In addition, 
strategies may include partnering with communities in the 
planning and construction of community-designed and 
community-owned developments that may include both 
affordable housing and other desired businesses, services, or 
important institutions.

 For a full discussion of these issues, (see Chapter 4 
“Preventing Displacement”)
1 https://www.psrc.org/sites/default/files/2022-08/rhna.pdf

https://www.psrc.org/sites/default/files/2022-08/rhna.pdf
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walkable neighborhood that already had successful 
retail, public amenities, and access to parks and open 
space. However, the neighborhood provides very few 
housing options to less-affluent families. Since the 
station was announced in 2006, the area within a 
half-mile has seen more than 2,500 new housing units 
created – but fewer than 10 percent were affordable. 
To date, the only multifamily development dedicated 
to affordable housing will offer about 250 units on 1.2 

“ Some stations areas need a boost to develop new housing and neighborhoods that are 
affordable, while those in high-demand areas require government action to ensure that 
low-income residents can stay in the neighborhood and that others also can make a home 
there.

acres adjoining the station on land that Sound Transit 
purchased for construction and sold at a discount. The 
project required financial support from public funding 
partners, involvement of two affordable housing 
developers, and additional gap financing from the City of 
Seattle. The development opened in 2022, 16 years after 
the station was planned.
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CHAPTER 02.  
SOLUTION: SECURING LAND 
FOR AFFORDABLE HOUSING
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WHY LAND ACQUISITION IS 
AN ESSENTIAL TOOL

The inability of the market to meet the demand for 
housing for more than half of the region’s households 
requires a public solution. After all, the government has 
had a significant hand in constraining the creation of 
more-affordable housing through policies and practices 
such as overly restrictive zoning and development codes. 
In order to preserve and expand affordability in housing 
markets with planned stations, local governments 
must act with urgency, including easing constraints on 
housing and identifying funding for affordable housing 
construction.  

Properly financed and executed, creating a revolving 
land-banking fund can play a crucial role in building 
equitable transit-oriented neighborhoods: In 
high-demand neighborhoods, the fund helps ensure that 
the station area does not become exclusively for the 
affluent and that land is purchased early and often for 
the development of affordable and workforce housing.  
In areas that have seen lower demand, where significant 
transit investments have not generated benefits to the 
local area, the land banking for housing can help serve 
as a catalyst by making public investments that can 
help attract other investment.  Both approaches require 
careful planning, in concert with community members, 
up front (see Chapter 5 “Plan and Design”). 

Land-banking has an established track record of 
helping communities across the country address 
local challenges.  “Land banks are a powerful tool for 
jurisdictions faced with problems from both the hot 
and cold ends of the housing market spectrum,” notes 
a policy guide from the National Housing Conference.1  
In places like Cuyahoga County, OH; Kansas City, MO; 
and Genesee County, MI, land banks were established 
to address areas of decay and create new housing.  In 
Minneapolis and St. Pauls, Twin Cities Land Bank was 
also created to address deterioration, but as the local 

housing market quickly rebounded, the program pivoted 
and now is focused on “captur[ing] strategic real estate 
opportunities to benefit people with low to moderate 
incomes, prioritizing people of color and populations 
facing barriers.” 2 As recently as the summer of 2022, 
Los Angeles County officials moved toward setting up 
a land-banking pilot to address potential gentrification 
along the Los Angeles river redevelopment and the 
expanding transit lines.  In her motion to create the pilot, 
Los Angeles Supervisor Hilda L. Solis (former Secretary 
of Labor) writes, “The creation of the land bank pilot is 
an important step in supporting the existing affordable 
housing infrastructure and fostering an increased 
stock of affordable housing, especially in underserved 
communities … . The land bank pilot would save money 
for the County over time by purchasing land for future 
affordable housing programs.”3

Each of these land banks requires a source of funding, 
whether from philanthropic donations, public funding, 
federal dollars or through partnership with private 
interests.  For this to work in the Puget Sound, 
municipalities need to identify a source, or sources, 
of revenue for land acquisition and, in many cases, 
for extending utilities as well as infrastructure to 
ensure safe, inviting walking and biking access to 
transit and other daily needs. In the sections below, 
the manual identifies existing and potential revenue 
sources available to local governments (see Chapter 7 
“Finance”), and works through the steps to create and 
operate a revolving, self-sustaining fund for assembling 
and disposing of land for the creation of affordable 
neighborhoods, in partnership with experienced 
developers.  

Overview of the Land Acquisition 
Strategy

The land acquisition strategy contemplated in this 
manual relies on the sale of bonds to create the 
reserve of funds needed to act quickly and decisively on 
acquiring sites identified as high priority for affordable 
housing. The first step, then, is to identify and select a 
taxing source, or sources, that are sufficient and lasting 
enough to support the sale of municipal bonds to be 
repaid over a period of 20 years or more. The size of the 
fund, and the amount of bonds to be issued will depend 
on the revenues available to pay debt service.  It will 
be important to coordinate with bond professionals 

1 https://nhc.org/policy-guide/land-based-solutions/land-
banks-and-community-land-trusts/ 
2 https://landbanktwincities.org/what-we-do/ 
3 http://file.lacounty.gov/SDSInter/bos/supdocs/169796.
pdf LA Metro motion can be found at  https://boardagendas.
metro.net/board-report/2022-0422/

http://file.lacounty.gov/SDSInter/bos/supdocs/169796.pdf 
http://file.lacounty.gov/SDSInter/bos/supdocs/169796.pdf 
https://boardagendas.metro.net/board-report/2022-0422/
https://boardagendas.metro.net/board-report/2022-0422/
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THE CYCLES OF INVESTMENT

to determine whether the bonds should be issued as 
taxable ( as opposed to tax-exempt) instruments, in 
order to preserve maximum flexibility in the use of the 
bond proceeds.

With the fund established, some small portion of the 
funds will support the work of ongoing planning, staff 
costs to manage the program and a small reserve to 
cover any holding costs not covered by operations.  
But as much as two-thirds of the funds will be used 
for buying property as early as possible after the 
announcement or arrival of a station to be held in 
reserve for affordable housing. The acquisition program 
will then “bank” each property as the jurisdiction 
looks for an appropriate buyer by issuing a request for 
proposals from affordable housing developers able to 

deliver the units called for in the station-area plan (see 
Chapter 5 “Plan and Design”). 

Ultimately, the selected developer will purchase the 
property at close to the original purchase price – that 
is, absent any appreciation – or at a deeper discount, 
resulting in savings that can help such projects pencil 
out.  Before the purchase, however, the program will hold 
the property for as long as three years as the developer 
performs due diligence and design, seeks entitlements 
and permits, and secures financing. (For a full discussion, 
see Chapter 8 “Implementation”). This holding period 
substantially reduces the risk of project failure for both 
the local government and the developer. The proceeds of 
the property sale will be returned to the acquisition fund 
and used to repeat the process.

The “Cycles of Inves tment ” Diagram is based on a proposed breakdown 
allocating one -third to each tier.
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To expand the duration and impact of the original funding, the final portion (a third or less) of the original 
amount from bond sales might go toward purchasing land with the intent of selling it for market-rate 
development at full market value. While one key virtue of acquiring and selling this market-rate portion 
is the ability to use the appreciation to grow the fund for more affordable housing, a second is equally 
valuable: Controlling the property provides an opportunity to select buyers whose vision for the sites – 
including the nature of future tenants and amenities – aligns with the community plan for the station area. 

The proportion of land made available for subsidized and for-profit development will vary according to local 
conditions. Consistent with the region as a whole, most jurisdictions are likely to experience housing needs in 
three tiers: 

 }Affordable housing for households making less than 80 percent of area median income (AMI); 

 }Workforce housing for people with moderate incomes of 80-120 percent of AMI (such as teachers, 
nurses and firefighters); and 

 }Market rate housing for higher-income households that may be above 120 percent of AMI .

(For analysis of how discounting land for affordable housing or selling appreciated land for market 
development affects the land-bank, see Chapter 9 “Setting The Resale Parameters”).
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“ Preserving industrial lands: A number of stations around the region are located within or 
adjacent to areas that historically have been reserved for industrial uses. As you consider 
changes to land-use designations you will want to take care to preserve sites available 
for the living-wage jobs associated with industrial uses, as those places can be difficult or 
impossible to replicate.

Identifying promising station areas
Here are some criteria to think about when evaluating locations for future complete, affordable neighborhoods 
near transit:

Excellent transit access

In general, any “high capacity transportation system” as 
defined in state law (RCW 81.104) will have candidate 
stations or stops with “substantially higher level of 
passenger capacity, speed, and service frequency than 
traditional public transportation systems.” Qualifying 
systems can include: 

 } Light rail or other urban transit with a dedicated, 
fixed guideway;

 }Commuter rail offering inter-urban service;

 } Rapid bus routes; 

 } Ferry terminals, especially fast foot ferries; and

 }Circulator service to another form of frequent 
transit.

Existing land use, planning and zoning to build on

Promising station areas may already have sub-area 
plans and/or compatible uses that can fit in with future 
development or are readily converted to higher-density 
uses. Consider the presence of:

 } Existing multifamily – market and affordable – 
and other rental housing;

 }Commercial uses that can be integrated into a 
more complete, walkable neighborhood;

 } Automobile-oriented uses such as “big box” 
stores, car lots, or park-and-rides that can be 
redeveloped and integrated into a surrounding 
street grid;

 } Existing zoning capacity to build on that allows 
for a range of housing types and densities and/or 
a mix of uses;

 } Existing sub-area planning that envisions a 
mixed-income, walkable neighborhood.

Additional considerations:

The arrival of high-quality transit service and a 
commitment to strategies for equitable transit-oriented 
development have great transformative power. If an area 
already has some good bones to build on, so much the 
better. By the same token, potential barriers should be 
noted, as well. Questions to ask:

 } Is there an existing or planned street grid 
or circulation pattern that lends itself to a 
walkable neighborhood and safe, non-motorized 
connections to transit and other daily needs?

 } Are there utility connections that have the 
capacity to serve significant new development?

 } Are there topographic or other barriers that 
constrain development, such as highways, 
greenbelts, wetlands, or steep slopes?

 } Are there supportive design standards and 
parking management strategies to assure future 
development toward a walkable, transit-oriented 
future? 

 } Are there community assets that must be 
preserved; these could include legacy businesses, 
community and cultural centers and public 
spaces.
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Get your local lowdown 

To get started, you’ll want to collect and analyze key 
demographic, land use, housing market and other data 
for the half-mile walkshed surrounding your selected 
station. Enter the Station Area Knowledge Base, a 
comprehensive database of profiles of more than 60 
station walksheds. Here you’ll find:

 }Demographics, including population and 
employment figures, race and ethnicity 
breakdowns, poverty and home ownership rates, 
local housing cost burden, and more;

 }Displacement risk index, an indication of the 
presence of any displacement-vulnerable 
communities to partner with in the planning and 
ultimate realization of the resulting vision;

 } Land use, identifying existing zoning, as well as 
grocery, health and social services, churches and 
institutions and existing subsidized housing; 

 }Housing and property profiles, noting the type 
(rental or owned), number and age of housing 
units by property, rent and sale price trends, and 
more;

 } Property valuations, county assessor 
improvement and land values.

(Learn more about the Station Area Knowledge Base in 
Appendix A). 
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CHAPTER 03.  
PREPARING TO ACT
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Once your city has made the decision to focus on a particular station area, it’s time to 
start lining up the resources and building the relationships to be successful. Here are some 
essentials to think about:

  
Funds for inclusive community planning. You will want to ensure there are sufficient 
dollars to partner with the community in updating a previous plan or crafting a new, 
inclusive vision for the neighborhood. Be prepared to accommodate short-term uses 
on property in the land bank, such as tiny homes, community gardens, etc. (along with 
expectations that they will be displaced).

  
Community support. Unless existing zoning already allows for an abundant and 
diverse supply of housing, your city will need political support for rezoning for higher 
density and a mix of uses. Supportive design and parking controls must also be 
established and enforced.

  
Assessing financial capacity. Before you identify and begin drawing on the revenue 
stream(s) for planning, bond repayment and any infrastructure upgrades, you will want 
to assess the strength and viability of each. (See Chapter 7 “Finance” .)

  
Displacement data. With the displacement risk analysis in the Station Area Knowledge 
Base (Appendix A) as a baseline, it will be important to identify the existing residents, 
culturally significant institutions and small businesses to partner with in planning for 
the future – especially the BIPOC-, immigrant, refugee, and disabled, those most at risk 
of displacement.

  
Specific-area Environmental Impact Statement. State law requires environmental 
impact statements for sub-area plans in Puget Sound jurisdictions (SEPA Rules, 
Chapter 197-11 WAC). There are specific flexible SEPA tools to help with TOD 
development (Information on SEPA flexible tools for Project Review)

  
City staff time. Identify the resources and roles and responsibilities for the substantial 
staff time required for:

 } Planning and community engagement

 }Overseeing an Environmental Impact Statement

 }Operating the site-acquisition fund and executing on land purchases and disposition

 }Coordinating with elected officials and among agencies

LINING UP YOUR RESOURCES: A CHECKLIST

https://apps.leg.wa.gov/wac/default.aspx?cite=197-11
https://ecology.wa.gov/DOE/files/54/54321b75-beb5-47bf-bfe9-e2c64add0e14.pdf
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Key Players: Roles and Responsibilities  
These are the key actors and their roles in the planning stage – creating a 
community plan, gaining approvals for financing and bonding mechanisms – and 
in the implementation phase of acquiring and disposing of properties.

  
City leadership: 

 } Adopt community plan

 } Approve financing mechanism 

 } Provide budget for staff

 } Approve property acquisition and sales.

  
City staff: Some portion of the land-acquisition fund will be used to pay for 
sufficient staff, whether within an existing city department or in a specialized 
office created to administer the station-area development program. You might 
want to consider establishing a dedicated TOD program office within your 
jurisdiction’s Economic Development division, as cities such as Lynnwood have 
done.

 } Planning and Community Engagement: Performed by planners who can work 
with local stakeholders on developing neighborhood area plans, land capacity 
analysis, environmental reviews, displacement analysis, and mitigation plans.

 } Land acquisition, management and disposition: Can be performed by local 
economic development staff, perhaps supported by outside real estate 
expertise to help identify the right parcels to buy or sell at the right time at the 
right price. Those or other real estate professionals also can provide property 
management during the holding period and assist with the sale of market 
properties.

 } Permitting: For affordable housing, city staff should be ready to expedite 
the pre-work and permitting for construction of rent-restricted and 
income-restricted developments. To help the permitting process, City staff 
may hold a “pre-application meeting” which can help clarify the process, lessen 
delays caused by confusion, and establish clear expectations.

 }Outside expertise: Cities also can augment their own expertise by engaging 
with local housing authorities, Public Development Authorities, nonprofits 
or other community agencies with the technical know-how to manage 
acquisitions.

about:blank
https://mrsc.org/Home/Explore-Topics/Economic-Development/Financing-Economic-Development/Public-Corporations-Public-Development-Authorities.aspx
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Sound Transit & other Transit Agencies: Coordinate with the city to ensure 
compatible plans and development objectives; provide consultation during site 
identification; capitalize on opportunities to partner.

  
Washington State Department of Commerce: Provide technical assistance 
on planning, financing and bonding; provide planning and infrastructure grants; 
ensure compliance with state regulations.

  
Washington State Housing Finance Commission: Provide technical assistance 
on housing development, bonding and links to potential affordable housing 
developers, both rental and homeownership.

  
Federal government: Potential source of infrastructure funding.

  
Community stakeholders: Community-based organizations, policy-advocacy 
groups, chambers of commerce, allied for-profit companies all can help in 
building support for a bond measure, creating inclusive plans and shaping the 
scope of development proposals.

  
The Public: Those who live, work and visit these areas are the center of this 
process, from leading initiatives to determine their community’s future to 
engaging in city-hosted design sessions’ to helping establish city policy through 
both their advocacy and, ultimately, their votes for elected officials and or for 
public financing measures that support these goals.

  
Finding development partners and building relationships 
As you begin to assemble your plans and financing mechanisms and set up a program 
for acquiring and managing future development sites, it’s not too early to identify and 
start interacting with the affordable-housing organizations that might respond to 
future requests for development proposals, and/or to coordinate with any projects or 
plans they might be pursuing. 

These entities include: 

 } Affordable housing developers

 }Housing authorities and public development authorities

 }Community land trusts and community land stewards

 } Limited equity cooperatives

 }Community and regional based groups

Your TOD program also should be developed with consultation from local economic 
development officials, who will be critical in identifying and recruiting larger employers 
to the station area and developing the link between those jobs, the housing in the 
station area and worker housing that is accessible via regional transit.  
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CHAPTER 04.  
PREVENTING DISPLACEMENT
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As noted above, station areas around high-quality transit 
service often experience soaring property values that 
have the effect of displacing lower-income communities, 
with particular impact on Black, Indigenous and 
People of Color. The first step in planning for equitable 
development, then, is to reach out to the residents and 
small businesses that are at risk and engage them in a 
planning process that allows them to remain rooted in 
their communities and better their economic position. 

An early land-banking strategy can help prevent 
displacement. First, the strategy can ensure that more 
land will be in public hands rather than going to private, 
market-rate development. It also helps ensure that 
when publicly held land appreciates and is sold to 
market developers, those profits will be used to benefit 
impacted communities impacted by the rising land value. 
Second, the aggregation of land and early planning 
allows more flexibility; ideally, the affordable housing 
can be built first, creating a local alternative for moving 
displaced residents during neighborhood development.

In evaluating displacement risks and in planning to 
mitigate displacement, community-controlled or 
owned assets are a critical component. These can 
include cultural, recreational, educational, health and 
service-related facilities. Planning should include steps 
to ensure the long-term existence of these facilities 
in the community through community control and/or 
ownership where possible. Funds raised through your 
land-banking program may be appropriately used for this 
purpose. 

Elements of an anti- 
displacement plan for housing
At a minimum, the community-led housing displacement 
plan should include:

 } An inventory of existing, naturally occurring 
affordable housing – that is, those units not 
created through government action that, 
because of age or condition, remain affordable to 
lower-income households.

 } A plan to preserve existing affordable housing 
where possible. Some preservation efforts may 
benefit from existing government programs 
that support energy efficiency upgrades or 
other support for key maintenance issues for 
low-income homeowners. In addition, many 
counties have programs to lower property taxes 
- through abatement, refund or deferment - that 
target seniors or others on fixed-incomes. Active 
and targeted outreach and enrollment efforts 
can help ensure local families have access to 
supports that help keep them in their homes.

 } A timeline and sequencing plan (including 
identification of sites) for the early construction 
of one-to-one replacement units to be made 
available to residents in units that will replaced 
by future development. The plan should include a 
range of housing types, including rental as well as 
for-sale condominium, land trust and rent-to-own 
options to provide residents with more choices, 
early access and stability.

 } A process for identifying and tracking households 
at risk of displacement, and a communications 
plan to inform them about future affordable 
housing in the station area that will be accessible 
to them both during and after redevelopment 
and about the availability of funding to help with 
relocation. Anti-displacement plans often include 
a voluntary registry for those living in properties 
being redeveloped, or who face escalating 
housing costs, to take advantage of priority 
access to affordable units in new developments in 
the station area.
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 } A process and timeline for developing a community preference policy – 
sometimes referred to as “first move-in right” or “right to remain” – that 
allows landlords to give priority to historic residents of a community 
in selecting tenants for new units. (See the box on this page for an 
example policy from the City of Seattle.)

 } Policies and investments that help residents remain in the community. 
Acknowledging that the cost of living in a redeveloped neighborhood 
will be higher than prior to the redevelopment, the recommendations 
should identify measures to reduce living costs, including reducing 
or freezing property taxes for low-income residents and seniors. It 
also should include outreach to seniors in the district – in relevant 
languages – to ensure they are receiving available property tax 
exemptions and utility rebates. Programs to promote energy efficiency 
and to provide assistance for maintenance and repair tailored to 
low-income homeowners are important to help prevent displacement. 
Consider connecting residents with first-time homebuyer programs.

 } An evaluation of – and possible partnership with – any existing or 
emerging community-led initiatives to create, develop, and own 
affordable housing. Such housing often is planned in conjunction with 
other local community resources, such as cultural centers or senior 
care.

 }More resources for more income-restricted and rent-restricted 
units can help create more local affordable homes and prevent 
displacement. Communities may want to consider requirements 
for a certain portion of units created to be affordable to low- and 
middle-income households, using the various options including the 
Multi-Family Tax Exemption, density bonuses, or inclusionary zoning.

 } Establishing counseling/relocation program including a no harm clause.

Seattle’s 
Community 
Preference policy

In 2020, Seattle’s Office of 
Housing issued guidelines for 
a new Community Preference 
policy for City-funded 
affordable housing projects 
located in ‘‘high-risk of 
displacement areas,” outlining 
recommended practices for 
project sponsors who choose to 
give preference to members of 
the at-risk community.

Qualified applicants for 
preference in new units include 
current residents; those with a 
family member or ancestor who 
is a former resident; and those 
with community ties or who use 
community services. As a hedge 
against segregation, preference 
may not apply to more than 50 
percent of the project’s units, 
and landlords may choose 
whether to offer those slots on 
a first-come, first-served basis 
or through a lottery. The policy 
also applies to newly developed 
home ownership projects that 
offer resale-restricted homes 
with limits on appreciation. 

“Implementing community 
preference may not reverse the 
racist actions taken against 
communities of color,” says the 
City website, “but it may allow 
for more equitable housing 
practices moving forward. The 
policy may help families and 
individuals feeling the pressure 
of displacement to stay in their 
communities and provide an 
opportunity to those already 
displaced to return to the 
neighborhoods/communities 
they call home.”1 
1 https://www.seattle.gov/
housing/programs-and-initiatives/
community-preference

https://www.seattle.gov/housing/programs-and-initiatives/community-preference
https://www.seattle.gov/housing/programs-and-initiatives/community-preference
https://www.seattle.gov/housing/programs-and-initiatives/community-preference
https://www.seattle.gov/housing/programs-and-initiatives/community-preference
https://www.seattle.gov/housing/programs-and-initiatives/community-preference
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Elements of an 
anti-displacement plan for 
businesses 

The local commercial displacement plan should include:

1. An inventory of existing commercial uses, 
with specific attention to identifying smaller 
family-owned businesses that are especially 
representative of the community and owned or 
operated by residents in the community. Special 
attention should be paid to the particular needs 
of communities that speak languages other than 
English.

2. A timeline and plan for the early construction 
of replacement sites for small businesses, 
identifying potential sites. The plan should be 
based on input from the business owners and 
residents who use those businesses. Plans could 
include ensuring there are smaller commercial 
spaces for emerging businesses to grow and/or 
allowing businesses five years to work their way 
up to paying market rate rents, up to which point 
rents would be subsidized. Another option the 
model of the village of Port Chester, NY which is 
exploring a policy of requiring a minimum rent, 
on top of which businesses pay a percentage of 
their profit until the total amount is equivalent 

to market rent. The ground floor of new, mixed-use 
buildings – particularly in publicly funded, 
affordable-housing developments – may present 
opportunities to support local and emerging 
businesses.

3. A process for identifying and tracking of affected 
businesses and funding support for assessment, 
technical assistance, relocation, expansion, 
operation, and adapting to a changing marketplace. 
One model to note is the Rainier Valley Community 
Development Fund, “a self-sustaining, community-
controlled financial institution that preserves and 
strengthens cultural diversity, long-term livability, 
and economic opportunity for Rainier Valley 
residents, businesses, and institutions.”1

4. Explore whether establishing a Business 
Improvement District can serve as a tool to 
preserve the health of commercial corridors.

For more resources for communities and jurisdictions, 
see “Appendix C: Tools for Understanding and Mitigating 
Displacement.” 

1  https://rvcdf.org/mission-and-history/

https://www.portchesterny.gov/DocumentCenter/View/376/August-2020-Commercial-Displacement-Mitigation-Strategies-for-Port-Chester-Report-PDF
https://rvcdf.org/
https://rvcdf.org/
https://rvcdf.org/mission-and-history/
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CHAPTER 05.  
PLAN AND DESIGN
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WHAT MAKES A COMPLETE COMMUNITY? 
“Complete neighborhoods” are those that provide a wide range of housing types for all ages and incomes in such 
proximity that most can easily walk or bike to groceries, cafes, shops and services, healthcare, schools and open space 
— and regional transit.

Not every such walkable neighborhoods needs to meet all conceivable needs, but they should offer ready access to 
them. Job centers, for example, might be a transit trip or bike ride away. A day care, or a church or an urgent care clinic 
might have to serve a bit larger area than a half-mile walkshed.

Because neighborhoods are as much about building connectedness and belonging as they are about buildings and 
streets, complete neighborhoods also support collaborative community projects such as gardens, shared non-profit 
spaces and volunteer opportunities.

As the following sections will outline, ensuring that daily needs are within walking or biking distance of where people 
live means more mixing of shops and residences, and greater housing density in general.
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Creating a sub-area plan 
for a complete, affordable 
neighborhood near transit

Many, if not most, cities will have a previously developed 
sub-area plan that includes the station area. It is likely, 
however, that most will need to be updated to achieve 
affordability goals and make the most of the strategies 
covered in this manual. Among the key components to 
include or update in your plan:

A shared community vision for a complete 
neighborhood. See previous page for an overview of the 
elements of a complete, walkable neighborhood.

A mix of uses and housing types at appropriate density. 
Given the projected regional housing demand and the 
need to meet a large share of it in proximity to great 
transit, each sub-area should plan for the greatest 
number of units that can be accommodated given 
physical barriers or other significant constraints. In most 
cases, the overall density within a half-mile walkshed 
should provide for an average of 10,000 residential 
units. Ensuring that most of those residents can meet 
their daily needs with a reasonable walk or transit ride 
requires providing for a mix of commercial, health care, 
office and other uses within your sub-area plan. (See 
images on next page for examples of housing types and 
accompanying density.)

Affordability and preservation goals for retail, services, 
and institutions. Fostering a complete neighborhood is 
likely to include supporting any commercial corridors by 
preserving key local businesses and cultural institutions 
and cultivating new, locally owned enterprises and 
needed amenities.

Affordability goals for both rental and for-sale 
housing. In order to determine the mix of housing to 
pursue through your site-acquisition strategy, it will be 
important to set goals in the sub-area plan for at least 
three tiers of rental housing: low-income (including 
very-low income), moderate-income (also called 
“workforce”) and market. The appropriate mix will 
depend on existing conditions in the sub-area as well as 
those in adjoining neighborhoods and the surrounding 
jurisdiction. In order to work toward closing the racial 
wealth gap in our region, it also will be critical to set 
goals for strategies to promote home ownership in the 
sub-area. 

Plans and practices to promote affordability. 
Communities’ design, regulatory practices, and 

development codes can all support neighborhood 
affordability. Some measures can help decrease 
construction costs and increase the number and 
affordability for new market-rate housing. Examples of 
such measures include reducing parking requirements, 
speeding up permitting processes, or lowering 
barriers for infill and accessory dwelling units. Other 
practices work directly to generate rent-restricted and 
income-restricted units, such as the Multi-Family Tax 
Exemption, density bonuses, or inclusionary zoning. As 
part of planning, communities should explore the various 
tools for increasing affordability and adopt practices 
right for their vision. (For more on steps to support 
affordability see Appendix D).

Mobility plan. Ideally, a complete neighborhood close 
to frequent and reliable transit service should make 
it possible for residents to get to work and meet daily 
needs without having to own, insure and maintain one 
or more cars. The ability to do so is a key contributor to 
affordability. But that opportunity only exists where 
there are safe, convenient, and inviting pathways 
for walking or rolling to transit, groceries, shops, 
schools and other important destinations. A sub-area 
plan should identify those routes and identify the 
infrastructure to support them, along with roadways that 
allow for seamless bus connections and lower-speed 
car travel. To maximize the space for homes and people, 
make the most of transit and ensure safe streets, the 
plan also should outline how parking will be carefully 

Tiers of affordability

For the Seattle-Tacoma-Bellevue metro region, HUD 
calculates 2022 fair market rent for a 3-bedroom unit 
as $2,796.

For 2022, a family of four is considered:

 } Very low-income if earning less than 50 percent 
of the area median household income, or 
$64,700 

 } Low-income if earning up to 80 percent of area 
median household income, or $95,300

 }Moderate-income (workforce) if earning up to 
120 percent of area median household income, 
or $115,7001

1  In Washington, RCW 36.70A.030 defines income ranges 
for affordable housing, which in turn rely on calculations from 
the U.S. Department of Housing and Development: https://
www.huduser.gov/portal/datasets/il/il2022/2022summary.
odn

http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.030
https://www.huduser.gov/portal/datasets/il/il2022/2022summary.odn
https://www.huduser.gov/portal/datasets/il/il2022/2022summary.odn
https://www.huduser.gov/portal/datasets/il/il2022/2022summary.odn
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TOWNHOUSES
12-25 Dwelling Units/Acre

WALK UP APARTMENTS
25-50 Dwelling Units/Acre

5 OVER 2 MIXED USE
65-100 Dwelling Units/Acre

TOWERS
125-300+ Dwelling Units/Acre

managed so as not to invite excess vehicle travel to and within the station 
area. (For more on possible approaches, see Parking Policy Innovations in the 
United States from the Urban Land Institute.)

Identification of strategic public investments. Your plan for a complete 
neighborhood undoubtedly will identify needs for parks and other public 
space, sidewalks and streetscape projects, utility upgrades and other 
investments needed to realize the community vision. Some of those needs can 
be met as part of future development projects, while others will require more 
public investment. Ideally your plan will identify these strategic investments 
and potential funding sources.

Planning for home ownership opportunities 
The sub-area plan also can play a key role in ensuring that there will be 
opportunities for home ownership for families and communities that 
historically have been shut out of that path to collective stability and 
individual and intergenerational wealth accumulation. Here are some key 
actions to take in the context of developing the sub-area plan (For a more 
in-depth discussion of home ownership strategies, see chapter 10):

 } Identify opportunities to create community land trusts, limited equity 
cooperatives, or other collective ownership models on land that is 
purchased through strategic land acquisition;

 } Identify locations for lower-density duplex and fourplex structures at 
the perimeter of the station area; and 

 } Establish a fund for the pre-development of units for affordable 
homeownership. Pre-development includes due diligence and design, 
environmental and geotechnical studies, obtaining entitlements and 
permits and securing financing.

https://knowledge.uli.org/en/Reports/Research%20Reports/Innovations%20in%20Parking%20Policy?q&sortBy=relevance&sortOrder=asc&page=1
https://knowledge.uli.org/en/Reports/Research%20Reports/Innovations%20in%20Parking%20Policy?q&sortBy=relevance&sortOrder=asc&page=1
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Gaining a sense of scale

 } A walkshed of a half-mile radius from a station 
encompasses 500 acres. The actual proportion of 
developable area will be less because of street 
rights of way, parks, and open space and will vary 
based on physical barriers, topography and other 
considerations.

 }On average, each station-area neighborhood 
should provide about 10,000 homes. Not every 
station will accommodate this target, but at 
this average density the region can provide for 
projected population growth, ensure return on 
the transit investment and avoid region-wide 
gridlock. (For more on density and high-capacity 
transit, see this guidance from the Puget 
Sound Regional Council.) Each station area is 
also part of a surrounding jurisdiction as well 
as a link in the transit system, and may play a 
particular role in the larger network beyond 
that neighborhood itself. Some station areas 
may become job centers with more commercial 
or industrial development, while others may be 
more residential with a focus on neighborhood 
amenities and services. The Station Area 
Knowledge base, with its ability to compare 
station areas, can help cities identify which 
stations might be best suited for the greatest 
focus for employment or residential growth.

 } Typically, the greatest density and tallest buildings 
and most robust mix of uses will be closest to 
the station. This puts the greatest number of 
residents within easy reach of the station, while 
allowing for lower-scale housing types on the 
edges that still have good access to transit and 
daily needs.

Other zoning considerations

 }Housing mix. Planning and zoning should indicate 
where to build units of varying types and sizes – 
for families, singles, renters and owners.

 } Retail and parking requirements. 

 } Parks, schools and cultural institutions. 

 } Incentives. Consider offering project developers 
increased development capacity – higher-density 
zoning and/or additional floor-area ratio – in 
exchange for inclusion of affordable housing 
at various levels, such as in this Los Angeles 
program. 

For more resources, see “Appendix E: Best Practices in 
Land Use, Transportation, and ETOD”

PLACEMAKING
As you work with your community members and 
stakeholders to plan for a complete neighborhood within 
the walkshed of a transit station, it will be important to 
think about the nature of the place you are making and 
the qualities that will define it. 

In taking the initiative to create a thoughtful plan, and 
then to acquire properties in pursuit of that vision, you 
and your community have a chance to shape a place 
that is more than a jumble of one-off developments. 
You have the opportunity to engage current community 
members and stakeholders in a process of “placemaking” 
that creates spaces that people care about and want 
to be in. Successful places create value in multiple 
ways: They promote cultural and experiential value by 

Zoning and urban design for a complete, 
affordable neighborhood
Implementing your station-area plan and making the most of your 
land-banking strategy likely will require rezoning for a variety of dwelling 
types at a range of densities. At the same time, ensuring walkability while 
creating inviting streetscapes and useful open space require thoughtful 
organization and placement of buildings of varying scale. Below are some 
basic guidelines as you begin to consider these factors.

https://www.psrc.org/sites/default/files/2022-03/tsdluguidancepaper.pdf
https://www.psrc.org/sites/default/files/2022-03/tsdluguidancepaper.pdf
https://planning.lacity.org/plans-policies/transit-oriented-communities-incentive-program
https://planning.lacity.org/plans-policies/transit-oriented-communities-incentive-program
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offering shared space for celebrating the life of the 
neighborhood, while also creating the lasting economic 
value that comes with attracting businesses and 
investment.

At the most basic level, placemaking refers to the 
creation and shaping of public spaces in a participatory 
process with their users. The process incorporates both 
the physical hardware – parks, plazas, landscaping and 
planting, lighting, streetscapes, public art and more 
– as well as the human “software” to animate them 
– cultural and recreational programming along with 
events both planned and spontaneous. Participants 
in the placemaking process typically include not only 
professionals in architecture, design, and community 
engagement but also cultural institutions, local artists, 
community-based organizations, neighborhood business 
operators and others. 

In the context of transit station areas, successful 
placemaking is likely to start with ensuring that the 
environment around the station is safe and inviting 
for people walking and rolling. Getting to and from 
the station and transferring to other modes should 
be comfortable and easily navigable. That means 
the presence of well-connected sidewalks and safe 
bikeways, comfortable and attractive street crossings, 
clear signage, and other wayfinding signals. Placemaking 
collaborators often seek to make the streets more 
inviting with shade trees, plantings, streetlamps, 
murals, and other public art elements. A key goal of 
placemaking is to support a distinct neighborhood 
identity while helping to integrate the various functions 
of the station-area: housing, transportation, commerce, 
cultural celebrations, recreation, etc. 

Place keeping: Preventing displacement and building 
on existing cultures. Unless occurring in a previously 
undeveloped area, placemaking efforts won’t start 
with a blank slate, but rather will build on the culture, 
traditions and background of the people who already 
live in the area. Some community-based organizations 
refer to this approach as “placekeeping,” defined as “the 
active care and maintenance of a place and its social 

fabric by the people who live and work there.” The goal 
is to avoid displacement of low-income BIPOC families, 
local businesses and cultural institutions by ensuring 
they have a strong role in preserving and shaping the 
community, even as new residents arrive.

Physical and design elements of placemaking to 
consider:

 }Mix of uses

 } Variety of public spaces: streets, plazas, parks 
and parklets

 }High-quality access to all transportation modes: 
Walking, biking, shared-use mobility, transit, 
vehicles

 }Green space

 } Integration of historic structures and design 
elements

 } Public art

 }Wayfinding

 } Broadband access

Some characteristics of successful public spaces to 
consider:

 } A feeling of safety for all users and visitors

 }Connectedness, from one area to another and 
among users

 } Esthetically pleasing and inviting surroundings

 } A variety of experiences

 } Accessible

 }Comfortable and clean

 }Opportunities for sociability, spaces where 
people can connect with one another 

 }Opportunities for civic engagement. 

For more on placemaking, see Appendix F. Placemaking 
Resources 

“A key goal of placemaking is to support a distinct neighborhood identity while helping to 
integrate the various functions of the station-area: housing, transportation, commerce, 
cultural celebrations, recreation, etc. 

https://www.cnu.org/publicsquare/2019/11/12/toward-placekeeping-how-design-dialogue-can-make-cities-better-everyone
https://usdac.us/blogac/2017/12/11/creative-placemaking-placekeeping-and-cultural-strategies-to-resist-displacement
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With an updated sub-area plan, anti-displacement 
strategies and zoning template in hand, it’s time to start 
identifying sites to acquire for future housing for all 
incomes. We’ll do this in two steps:

1. First, identify sites that present a strategic 
opportunity by meeting one more of the criteria 
outlined below.

2. Then, prioritize those sites by screening them 
based on property characteristics.

Criteria for identifying the most strategic candidates 
for acquisition

 } Proximity to the station – Sites with closer access 
to transit will see values rise fastest – requiring 
early action to preserve affordability – and also 
will provide the most homes for residents under 
the zoning approach outlined earlier. 

 }Availability for purchase – Properties on offer for 
sale, especially vacant and underused properties, 
are likely to close with fewer complications, 
saving time and money.

 }Opportunity to assemble multiple sites – 
Larger sites can support more housing and can 
be designed for mixed use. However, they may 
require assembling several parcels. Parcels that 
lend themselves to assembly, then, will rise to the 
top of your list of strategic acquisitions.

 }Opportunity to address conditions that might 
impede development – In some cases, there 
may be existing land uses that leave a property 
unsafe or with other deleterious characteristics 

that are likely to impede other development and 
thwart realization of the station-area vision. 
Examples could include former industrial sites, 
abandoned commercial property, overgrown lots, 
contaminated land. But these sites also could 
be cheaper to acquire. Their lower cost and the 
opportunity to remove a nuisance can make these 
properties a strategic choice for acquisition.

 }Catalytic – These are sites that can serve as the 
connection or missing link that allows for other 
development opportunities.

 }Opportunity to complement Sound Transit 
development – After building the transit line 
and station, Sound Transit typically has surplus 
properties that, under state regulations, are 
slated to be redeveloped as affordable housing 
(See box below). Look for sites that offer an 
opportunity to complement those projects. In 
some cases, Sound Transit-owned parcels are not 
of sufficient size for development, so an adjacent 
acquisition and combination could create a 
development opportunity.

An additional note: Tax delinquent properties in 
foreclosure could be a good source of donated land and 
should be considered as long as there is the ability to 
extinguish liens.

Sound Transit: Affordable housing on surplus land
Thanks to both agency commitment and state statute, Sound Transit has a focus on creating affordable 
neighborhoods near transit. From their website:

Sound Transit partners with private and non-profit developers to build transit-oriented development (TOD), where 
housing affordable to a range of income levels, as well as new retail, restaurants, offices, and community spaces, 
contribute to creating vibrant neighborhoods with direct access to transit. … Transit construction requires Sound 
Transit to purchase land for building stations, installing track, and for staging. When construction is finished and 
the project opens, the agency no longer needs some of this land. In May 2018, the Sound Transit Board officially 
recommitted the agency to facilitate TOD on this surplus property. Read the full policy here. Washington’s State 
Statute RCW 81.112.350 requires Sound Transit, when disposing of surplus property that is suitable for development 
as housing, to offer at least 80 percent of the property to qualified entities and to require those entities to make at 
least 80 percent of constructed units affordable to households earning at or below 80 percent of the area median 
income.. 

https://www.soundtransit.org/st_sharepoint/download/sites/PRDA/FinalRecords/2018/Resolution%20R2018-10.pdf
https://app.leg.wa.gov/rcw/default.aspx?cite=81.112.350
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Prioritizing candidates for acquisition 

After identifying sites with good potential to be 
strategic investments, evaluate each according to these 
characteristics to determine which to pursue first:

 }Displacement risk – In rating sites using the 
station area knowledge base, give the most points 
to those with low risk of displacing residents from 
existing affordable housing, or businesses from 
affordable commercial spaces.

 }Contamination – Sites with hazardous materials, 
such as some former gas stations or industrial 
property, can require cleanup that will add time, 
complexity and cost, and might be rated a lower 
priority.

 } Lot size – As noted above, bigger is generally 
better.

 }Adequate zoning – If pursuing a property in the 
absence of a sub-area rezoning, those sites with 
pre-existing floor area ratio and height for the 
intended use are preferable.

 } Parking requirements – Ideally, previous 
planning and regulatory changes will have 
adjusted parking requirements (including, 
possibly implementing parking maximums rather 
than parking minimums) to comport with more 
walkable, less car-dependent development. 
Failing that, sites requiring fewer than one 
parking spot per unit are preferable. (As a rule, 
off-street parking requirements should be waived 
for permanently affordable housing.)

 } Title encumbrances – Fewer are generally better, 
and none is best, although in some cases it might 
be advantageous to pursue foreclosed properties.

 }Market price – Look for the greatest value for 
development potential; a less expensive site 
might rank lower if it has less utility in the overall 
scheme.

 } Stable soils and topography – Geotechnical 
considerations, such as propensity to landslides, 
should not be overlooked. Construction will be 
more expensive, if it is advisable at all.

 } Existing utilities – Properties with existing 
water, sewer, and wired connections that can 
accommodate the expected level of development 
will outrank those with less capacity. 

Ready-made opportunity – Some sites can be matched 
with projects that developers may have in the pipeline. 
Take advantage of shelf-ready developments that can 
move quickly.

Identifying sites to redevelop or 
repurpose
While undeveloped sites offer a blank slate, those 
with pre-existing uses can offer an opportunity to 
redevelop properties into more compatible uses. Likely 
candidates include:

 }Church properties that are underdeveloped and 
offer an opportunity to create a joint use

 } Vacant developed properties

 } Private parking lots

 }Outdated industrial properties

 } Low-priced motels

 } Private storage facilities 

Also look for public lands or structures, such as:

 } Surplus school land

 } Abandoned schools

 } Parking lots

 } Planned public facilities or those being 
redeveloped

 }Other surplus public property (See RCW 
39.33.015) 

https://app.leg.wa.gov/rcw/default.aspx?cite=39.33.015
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Infrastructure and public space

Completing the neighborhood: Other factors in 
selecting properties

In evaluating properties that will contribute to your 
community’s vision for a complete, walkable and 
affordable neighborhood, keep in mind other factors 
that make for a great place to live. Consider favoring 
sites that offer an opportunity either to make good use 
of, or provide for the addition or expansion, of these 
elements: 

Parks and open space – Urban parks, plazas, boardwalks 
and other public spaces are magnets for people, and 
for development, and are essential for any complete 
neighborhood. Sites adjacent or proximate to parks 
and open space should rate high for acquisition and 
should be zoned with enough development capacity to 
allow future residents to take advantage of the open 
space. Some properties that don’t lend themselves to 
development could be excellent for passive or active 
open space; if they come with or are adjacent to property 
that ranks well for affordable housing, they could rate 
high for acquisition.

Walking and rolling connections and streetscapes 
– A walkable neighborhood requires a network of 
interconnected streets, ideally with short blocks, and 
well-defined and protected pathways for people on foot 
or in wheelchairs, on bikes, scooters or other low-speed 
conveyance. Safe connections to and from the station 
are critical. In evaluating parcels, those already served 
by a well-connected grid, along calmer streets (as 
opposed to busy highways or arterials) are likely to 
rate higher. At the same time, very large parcels – such 
as a former car-oriented shopping center – could lend 
themselves to the creation or extension of a walkable 
street grid and might rank higher as a result.

Sites for shops and restaurants, services and cultural 
and religious institutions. Neighborhoods are more 
than just places to sleep or work, and they require these 
elements people for to survive and communities to 
thrive. Be sure to weave sites for them into the fabric 
your community is creating in station areas. 
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ESTABLISHING A REVENUE 
SOURCE FOR LAND 
ACQUISITION BONDS

The U.S. in the second decade of the 21st century is facing 
an unprecedented shortage of housing, with an overall 
shortfall of nearly four million units1, and Washington 
State is high on the list of states with the greatest 
need. But for those who cannot afford prevailing costs 
the scarcity is even greater – a gap of nearly 7 million 
attainable homes nationwide.2 As noted previously, those 
units are unlikely to be created absent public action – 
particularly around transit stations – and that requires 
access to revenue streams to finance development of 
permanently affordable housing.

Washington state has granted cities and counties the 
authority to use dedicated revenue from a number of 
taxes toward the production of affordable housing, 
primarily for construction of buildings. However, as 
yet there is no taxing authority explicitly available 

1  https://www.freddiemac.com/research/
insight/20210507-housing-supply

2  https://nlihc.org/explore-issues/why-we-care/
problem

for the broad land acquisition strategy discussed in 
this manual, particularly one that addresses the full 
spectrum of housing, from affordable to market rate 
to homeownership. Some in the Legislature have begun 
to discuss the possibility of creating a funding tool 
for that purpose. In the meantime, though, there are 
existing taxing authorities that could be applied to 
the purpose of repaying bonds and sustaining a land 
acquisition fund targeted to affordable housing. Those 
funds can be allocated with the approval of the local 
council or through voter approval. They complement 
other funding provisions related to affordable housing, 
discussed below. In considering the use of these revenue 
sources, bear in mind that the actions you are taking to 
plan for a whole greater than the sum of its part and the 
investments being made to realize it are likely to boost 
the long-term economic activity and ensure sustained 
value, leading to a stronger tax base with greater 
revenue-generating potential.

These familiar taxing vehicles include:

 } Local option retail sales and use tax

 } Property tax levy

 } Local option real estate excise tax on property 
sales

A more detailed discussion of tax sources available for 
affordable housing and potential land acquisition follows. 
(See Appendix G “Local Taxing Options Analysis” for more 
detailed analysis of possible future revenue options.)

https://www.freddiemac.com/research/insight/20210507-housing-supply
https://www.freddiemac.com/research/insight/20210507-housing-supply
https://nlihc.org/explore-issues/why-we-care/problem
https://nlihc.org/explore-issues/why-we-care/problem
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Sales and use tax for housing and related services

Current State law allows any county to adopt by 
legislative vote a sales and use tax up to one-tenth of a 
percent for “housing and related services.” It also allows 
cities to impose the tax if the county has not done so by 
September 30, 2020. (RCW 82.14.530) The proceeds 
can go towards constructing or acquiring affordable 
housing or “acquiring land for these purposes,” as well 
as for behavioral health-related facilities – all of which 
must serve targeted populations specified in the bill 
(veterans, seniors, etc.) whose income is at or below 60 
percent of county median income. As one example of 
how this taxing authority is being used in proximity to a 
transit center, the city of Issaquah in 2020 acted ahead 
of King County to levy the tax for affordable housing 
services in the Transit-oriented Development Project 
being built under an RFP with a private developer.

Property tax levy for affordable housing

In principle, a local government could include bond 
repayment for a land acquisition fund within any 
increase of the lid on property tax assessment. Beyond 
that, counties and cities have the authority to impose 
additional property tax levies up to $0.50 per $1,000 
of assessed valuation for up to ten years to finance 
affordable housing for very low-income households, 
defined as 50 percent or less of county median income. 
(RCW 84.52.105)3

Lodging taxes and workforce housing

State law allows cities and counties to use a portion 
of the dollars generated by a tax on hotel, motel and 
other lodging to repay general obligation bonds (RCW 
67.28.150) or revenue bonds (RCW 67.28.160) issued 
for “financing loans or grants to nonprofit organizations 
or public housing authorities for affordable workforce 
housing within one-half mile of a transit station.” 
“Affordable workforce housing” is defined in the statute 
as households earning 80 percent or less of county 
median income. (RCW 67.28.180(3)(i)).

Real estate excise taxes

Cities already have the authority to levy two separate 
0.25% real estate excise taxes, known as REET 1 and 
REET 2, which are mostly used for capital projects. Under 
a temporary expansion, jurisdictions can use REET 2 
toward low-income housing. Any county planning under 

3 This tax may also be used to finance affordable 
homeownership, owner-occupied home repair, and foreclosure 
prevention for households at or below 80% AMI.

the Growth Management Act (RCW 36.70A.040), and 
cities within it, can use revenue from REET 2 under RCW 
82.46.035 for “planning, acquisition, construction, 
reconstruction, repair, replacement, rehabilitation, 
or improvement of facilities for those experiencing 
homelessness and affordable housing projects,” until 
January 1, 2026.

Using tax increment financing to pay for 
infrastructure investment

While not a vehicle for supporting land acquisition, tax 
increment financing could prove helpful in ensuring 
the infrastructure is available to realize a vision for a 
complete neighborhood. 

The mechanism could be especially useful in spurring 
development in station areas that have lagged since the 
creation of high-capacity transit. In 2021 the Washington 
State Legislature passed RCW 39.114, authorizing tax 
increment financing (TIF) so that localities can sell 
bonds to finance infrastructure in targeted areas where 
they hope to spur and guide future development. The TIF 
legislation allows local governments to designate an 
“increment area” surrounding the site of desired public 
improvements. As property assessments rise within that 
area, the resulting additional property taxes above the 
starting baseline are allocated towards paying for the 
public improvement costs.

TIF revenue can go toward most types of public 
infrastructure, such as road and street improvements, 
sidewalks, utilities and broadband service, as well 
as parks and stormwater management. TIFs must be 
adopted by an ordinance that designates the target area, 
the improvements to be financed and the amount of any 
bonds to be sold and repaid over a period up to 25 years. 
While TIF is not expressly defined as a tool for affordable 
housing, the legislation calls for “[a]n assessment of 
any impacts and any necessary mitigation to address 
the impacts identified on [a]ffordable and low-income 
housing” (RCW 39.114.020(2)(i)(i)) and allows TIF 
proceeds to support the purchasing, rehabilitation, 
retrofitting for energy efficiency, and constructing 
housing for the purpose of creating or preserving 
long-term affordable housing. (For more on TIFs and how 
they work, visit this site from Municipal Research and 
Services Center.) 

http://app.leg.wa.gov/RCW/default.aspx?cite=82.14.530
https://www.issaquahwa.gov/2889/Transit-Oriented-Development-Project
https://apps.leg.wa.gov/rcw/default.aspx?cite=84.52.105
http://app.leg.wa.gov/rcw/default.aspx?cite=67.28.150
http://app.leg.wa.gov/rcw/default.aspx?cite=67.28.150
http://app.leg.wa.gov/rcw/default.aspx?cite=67.28.160
https://app.leg.wa.gov/RCW/default.aspx?cite=67.28.180
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.040
https://app.leg.wa.gov/RCW/default.aspx?cite=82.46.035
https://app.leg.wa.gov/RCW/default.aspx?cite=82.46.035
http://app.leg.wa.gov/RCW/default.aspx?cite=39.114.010
https://app.leg.wa.gov/RCW/default.aspx?cite=39.114.020
https://mrsc.org/Home/Explore-Topics/Economic-Development/Financing-Economic-Development/Tax-Increment-Financing.aspx
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ACQUIRING, HOLDING AND 
SELLING PROPERTY FOR 
AFFORDABLE HOUSING

At this point you have established the community’s vision 
and planning goals for the station area, recognized the 
various types of acquisition opportunities, considered 
the issues of displacement and established the fund to 
begin purchasing high-priority properties with one of the 
revenue streams identified above. At this implementation 
stage, these are the key principles to consider:

 }What you are pursuing is a land banking strategy. 
With capital in hand before the arrival of a station 
(or in a station area experiencing slow growth), 
you now have the opportunity to acquire property 
ahead of the market and “bank” the property until 
a potential buyer has established their financing 
and permitting requirements. Early acquisitions 
can also send a signal to other developers and to 
the community of a jurisdictional commitment 
to realizing the community’s vision of a more 
complete and equitable community.

 } The primary intent is to maximize affordability 
for a range of incomes. That range should 
result in rents or prices that are affordable to 
low-income households earning 30-80 percent 
of area median income (AMI) and to those 
with “workforce” incomes of 80-120% of AMI. 
A complete community should serve a mix of 
incomes, so it is imperative to ensure a balance 
among low income, workforce and market-rate 
housing costs. As a rule of thumb, then, the 
program will work with developer-buyers to 
create a portfolio of projects that result in three 
tiers of affordability:

 }One-third for low income, 

 }One-third for workforce, and

 }One-third for market rate.  

 } Further division of the primary income categories 
may be valuable. Housing for the lowest incomes 
requires more complex financing and deeper 
subsidies, so the tendency may be to serve the 
higher ranges of the 30-80 percent income tier. 

In that case, you might set a sub-target for the 
share that is below 60 percent of AMI. 

 } In resale, land for affordable housing will be 
sold at less than prevailing pricing and property 
for market-rate projects at the current market 
price. After purchasing early and holding it for 
some time, land for affordable housing can be 
sold at close to the original purchase – even less 
if deeper subsidy is required. Selling the one-third 
of the banked land that is for market-rate at 
prevailing prices allows you to reinvest that 
appreciation back into your land banking fund to 
support more affordable housing.

 } Proceeds from the sales are reinvested. As you 
buy and sell properties, you can then buy again, 
essentially creating a revolving capital acquisition 
fund. The benefits accrued through appreciation of 
market rate properties will allow purchases of land 
dedicated to low income and workforce land that 
would not have been available otherwise, creating 
additional units at the end of the day without risk.

 } The strategy should provide land banking for 
both rental and ownership. The approach you 
take for rental may differ from that for ownership 
projects. While you will identify your developer-
purchasers for rental after acquiring land, it 
usually will be advantageous to coordinate with 
creators of ownership opportunities ahead of 
the purchase. (For more discussion of supporting 
ownership projects see Chapter 10).

 } Plan to hold property in your land bank for 
multiple years. In the case of sites for future 
affordable housing, you will hold property 
for two to three years to allow a developer to 
complete permitting and financing requirements 
and execute developer agreements. In the case 
of market rate properties, holding for as long as 
five years will allow you to take full advantage 
of the appreciation that will come with time and 
the development potential demonstrated by 
your early projects.  In both cases, make sure to 
have plans and resources lined up to maintain or 
establish interim uses.

Consider both holding costs for, and potential revenue 
from, acquired properties. Holding land comes with the 
costs of property taxes and possible other obligations 
and potential liabilities, depending on the uses and 
conditions present on the site. On many properties there 
could be an opportunity to offset those costs with rental 
and other income from active businesses, parking fees or 
other uses. 
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Implementation, step by step
The basic steps for land acquired for affordable 
housing:

1. Assemble and acquire

2. Select affordable housing developer

3. Hold during design, permitting and financing 
(2-3 years)

4. Sell to developer

5. Reinvest and repeat

Terms of sale
 } Improvement costs recovered. In general, the 
cost of any improvements the city makes using 
dollars from the land acquisition fund will be 
recovered in the sale price of the land. 

 }Development agreement. This includes a 
specific project description and a rescission 
clause in case of default. 

 }Covenants. Terms should include recorded 
covenants to ensure that the developer will 
uphold commitments to affordability.

 } Expenses recovered. The costs of holding the 
land also should be offset by any income from 
pre-existing or interim uses and by income 
from the sale itself. These include: 

 }Operating costs associated with taxes 
insurance, property maintenance, security 
services, utilities and the like, less any 
income from the property during the 
holding period, and 

 }Capital investment, such as for 
demolition, improvements and 
infrastructure.

In some cases, long-term leasing of sites may be 
advantageous. In certain submarkets, a long-term 
land lease may be an appropriate acquisition strategy, 
particularly if the owner is unwilling to sell the 
property outright and there are few other acquisition 
opportunities. Care should be taken to make certain 
there will be an interest in acquiring a leased property 
for development purposes. The base lease rate and 
terms as well as adjustments to the lease rate are 
critical metrics, so it’s wise to seek knowledgeable 
professional help before embarking on a leasehold 
transaction. 

Holding property and selling for 
affordable housing

Once you have identified and assembled property 
sufficient to develop a project within the vision for 
your station area it will be time to select affordable 
housing development partners. With that done, the city 
will continue to hold the property while the affordable 
housing developers work through the process of design, 
acquiring development permits, securing financing and 
lining up subcontractors. 

The city’s role in assembling property, purchasing early 
in the face of appreciation of land values in the station 
area, and holding the site until the project is ripe for 
development, is invaluable in enabling the construction 

of affordable homes as quickly and in as great a number 
as possible. These savings, and the reduction in risk to 
developers during the permitting process, give the city 
leverage in attracting nonprofit partners and ensuring 
that the community’s vision is realized. 

For each affordable housing project, the city and housing 
developer will negotiate a development agreement on 
these factors:

 } Programmatic parameters – For that particular 
project: the tiers of affordability addressed, 
rental versus ownership units, mix of housing 
types and/or uses (commercial, non-profit, or 
community space, for example).

 } Ancillary costs – Infrastructure improvements 
on the part of the city and/or developer, any 
environmental cleanup that might be needed, etc.

 }Market conditions – The availability and terms of 
financing at the time of the deal, the costs in time 
and money of obtaining permits and development 
entitlement, the pricing environment for 
subcontractors.

For examples of various ways to approach community-
developer agreements for projects and sites of public 
benefit, see the City of Seattle’s website for its Cultural 
Spaces program, and the website for Grand Street 
Commons, which is being developed on a 3.2 acre, 
remediated brownfield near the future Judkins Park light 
rail station. 

https://www.seattle.gov/arts/programs/cultural-space/cultural-space-resources-and-reports
https://www.seattle.gov/arts/programs/cultural-space/cultural-space-resources-and-reports
https://lakeunionpartners.com/projects/grand-street-commons
https://lakeunionpartners.com/projects/grand-street-commons
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Market-rate property sales

Properties intended for sale at market rates 
are likely to yield greater appreciation if held 
for slightly longer – typically, 3-5 years from 
acquisition – to maximize the appreciation and 
thereby offset some of the subsidy provided on the 
affordable parcels.

The properties you choose to acquire for eventual 
market-rate development will be selected in large 
measure for their capacity to complement the 
affordable housing developments and fulfill other 
aspects of your community’s vision and plan for the 
station area. While these sites will not be sold with 
affordability requirements attached, you might 
look for buyers with compatible development 
intentions. Should you choose to use an RFP 
process similar to that for selecting an affordable 
housing developer, be aware of what the price and 
terms the market is willing to bear. In this case, 
retaining a broker to promote the opportunity and 
create a competitive environment would allow 
for more flexibility in negotiating terms with 
market-based developer partners and may be 
helpful to engage the highest level of interest, 
particularly in the early years.

(For more on the experience of implementing a 
vision for a station area, see Appendix H. Lessons 
learned at Lynnwood City Center”) 

“Vertical” construction: How 
land-banking helps to get the  
units built
This manual focuses on the strategic importance of land 
banking because the appreciation in land prices and the 
ongoing development pressures around present and future 
station areas creates distinct time-sensitive challenges and 
opportunities. While land-banking is critical to ensuring the 
potential for affordable housing, it is important to acknowledge 
that additional funding and financing will be needed for 
construction and to know where to look to get help with getting 
the buildings built.

There are numerous affordable housing developers, nonprofit, 
for-profit and public, who have deep experience with 
marshaling resources for affordable development. There are 
also many federal, state and local programs available for 
funding development, including the low-income housing tax 
credit, tax-exempt bonds, State Housing Trust Fund, local 
housing levies and other private sources. 

In the meantime, here’s how land-banking helps foster the 
construction of affordable housing: First and foremost, 
controlling the land provides time to seek construction funding. 
Having control of the property improves the chances of success 
in any public funding process, especially if the land is discounted 
for lower levels of affordability.

Second, this concept does not preclude a separate levy process 
for financing construction. It may in fact improve the chances 
for such a levy’s success when one can demonstrate to the 
public exactly where the money will go. That might also be an 
argument for considering a combined levy that can accomplish 
both. 

Third, when reselling the property to an affordable housing 
developer, one might consider a deeper level of subsidy for 
the very lowest income projects, thereby helping to ensure the 
project can be built. While the capital would not be returned for 
the revolving fund and it will limit the amount of repurchasing 
over the period, it does in effect lower the total cost and 
thereby lowers the amount of capital required for construction.

Fourth, while not currently a topic for this manual, there is 
the potential to consolidate the land-banking and station 
area planning work at a larger level (multi-city, county, etc.), 
ultimately drawing on a deeper tax base that would offer 
greater potential to support vertical financing. 
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CHAPTER 09.  
SETTING THE RESALE 

PARAMETERS
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There are two primary considerations when establishing 
the parameters for resale once you have purchased 
properties. The first is the portfolio mix of low-income, 
workforce and market-rate units you want to see 
delivered into the station area. This manual has 
suggested starting with a goal of one-third for each 
tier of affordability because that mix is most likely to 
achieve the benefits inherent in a complete community. 

The second parameter is the level of subsidy applied in 
the resale price. We have suggested that low-income 
and workforce parcels be resold at the original purchase 
price, effectively “tolling” market appreciation and 
creating a de facto subsidy (approximated by being sold 
at 90% of market costs). However, because low-income is 
significantly more difficult to finance, one might consider 
a steeper subsidy. Keep in mind that as a rule of thumb, 
the more subsidy and/or less market-rate development, 
the less capital will be available for land purchases over 
the cycle and the quicker the fund will be depleted.

To help you decide how to make the best use of your 
land-banking capital, it is helpful to perform some 
scenario testing. For that, you can use the Impact 
assessment tool in Appendix B of this manual. The tool 
allows you to make a range of assumptions for each 
variable so that you can see the potential outcomes of 
your investments. 

Two Scenarios: 
For illustration and discussion, the manual looks at 
two possible scenarios for a prototypical emerging 
market. 

Scenario A focuses on an even mix of affordable, 
workforce and market housing with minimal discounts 
to focus on maintaining the land-bank fund. Scenario B 
focuses on just selling land for affordable and workforce 
developments with deep discounts.

Two Scenarios
Shared Assumptions: To try and control for variables, 
both scenarios include the following shared assumptions.

 } Average land cost of $75/square foot, a price 
which ranks above 33% of the stations, so in the 
middle of emerging market station areas.

 } Targeted density of 150 units/square foot, which 
would allow for a mix of walk-up apartments, 
townhomes and five-over-two construction.

 } Initial capital of $45 Million (a $50 million bond, 
with 10% for planning, staffing, etc.)

 }Money available in 2023, Station opening in 2033, 
Annual appreciation of 4% from 2023 – 2031; 8% 
for 2032 and beyond.

 } Each includes 4 cycles of 5 years each (land 
purchased in 2023, 2028, 2033, 2038), with the 
property for affordable and workforce housing 
sold 2 years later and property for market rate 
housing sold 4 years later in each cycle.

A few caveats for perspective:

 } First, it’s important to remember that this is a 
tool that necessarily simplifies the realities of 
a real estate market, in order to generate some 
outcomes with different scenarios. 

 } Because this is a modeling exercise, all 
assumptions about available land should be 
verified. Some areas may not have enough actual 
acres of land that is un- or under-developed to 
match the acreage that the impact model predicts 
could be purchased. While others may appear to 
have sufficient parcels “in the station area” but 
are actually physically cut off by arterials or other 
barriers.

 } Jurisdictions will not all issue the same amount 
of bonds. Smaller markets with less available 
revenue may issue a smaller bond, while some of 
the more established markets may actually be 
able to support a larger bond issue.

 } The assumed higher zoning could impact the 
land prices even more dramatically. While in 
some cases, jurisdictions may be able to buy 
land and then zone the area for higher capacity, 
there will also be cases where new zoning and 
new developments will lead to even higher 
appreciation than modeled.

Scenario A:  
Mixed Portfolio, Value Recapture

Tier
Capital 

Allocation

Sale Capture 
(current market 

price)
Low Income 34.0% 90%
Moderate Income 33.0% 90%
Market Rate 33.0% 100%
Scenario B:  
Affordable portfolio, Deep Discount

Tier
Capital 

Allocation

Sale Capture 
(current market 

price)
Low Income 50.0% 0%
Moderate Income 50.0% 50%
Market Rate 0.0% 100%
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Scenario A: Mixed Portfolio, Value Recapture

Tier
Capital 

Allocation

Sale Capture 
(current 

market price)

Total Capital 
Placed

Total Land 
Purchased 

(acres)

Potential 
Housing Unit 

Capacity

Land Subsidy 
per Unit

Low Income 34.0% 90% $67,718,290 10.3 1,583 $4,821
Moderate Income 33.0% 90% $65,726,575 10.0 1,537 $4,821
Market Rate 33.0% 100% $65,726,575 10.0 1,537 $0
Other $0 0.0 0 $0
Other $0 0.0 0 $0
Total Allocation 100% $199,171,440 30.3 4,657

Scenario B: Affordable portfolio, Deep Discount

Tier
Capital 

Allocation

Sale Capture 
(current 

market price)

Total Capital 
Placed

Total Land 
Purchased 

(acres)

Potential 
Housing Unit 

Capacity

Land Subsidy 
per Unit

Low Income 50.0% 0% $30,708,829 6.6 974 $34,276
Moderate Income 50.0% 50% $30,708,829 6.6 974 $17,138
Market Rate 0.0% 100% $0 0.0 0 $0
Other $0 0.0 0 $0
Other $0 0.0 0 $0
Total Allocation 100% $61,417,657 13.2 1,949

The summary table depicts the modeled outcomes for the two scenarios:
Impact Assessment Summary Table

FINDINGS FROM THREE STUDY SITES: 
EVERETT, RENTON AND TACOMA
Sound Communities partnered with the University of 
Washington Runstad Department of Real Estate and the 
cities of Everett, Renton, and Tacoma to assess potential 
real-world application of the ETOD strategies discussed 
in this manual. 

The study questions: The study began by reviewing the 
home cities’ existing plans and aspirations for the three 
station areas, as well as their demographics and economic 
profiles. Researchers then assumed each was able to 
raise $50 million and, working with city staff, identified 
a range of station-area investment strategies to pursue 
with a goal of creating homes in complete neighborhoods 
affordable to all incomes. They used modeling analysis to 
project how many housing units likely would be created 
overall, with intervention and without; how many of those 
units would be affordable to various income levels; and 
the likely effect on tax revenues.

The results:

 } The ETOD strategies were found to produce more 
housing units overall than would be created by 
the market alone. 

 }Moreover, public investments coupled with 
affordability requirements would create 
significant numbers of affordable units for 
low-income households that are unlikely to be 
produced by conventional market development. 

 } In addition, building more units and building 
earlier would contribute to increased tax revenue 
for local jurisdictions.  
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Observations from scenarios:
 } A deeper level of subsidy impacts total capital 
investment and total potential units: In Scenario 
A, which includes an evenly divided portfolio and 
the least subsidized rate of sales, the original $45 
million yields almost $200 million in investment 
and ends with another $62 million to invest in 
one last round, infrastructure, or construction 
of affordable housing. This total is almost 6 
times the original investment of $45 million 
and creates capacity for over 3,000 affordable 
and mixed-income units. In contrast, Scenario 
B reflects greater subsidies for low-income and 
workforce housing. That scenario invests a total 
of almost $61 million, with under $300,000 
left at the end, so less than double the total 
investment and creates capacity for less than 
2,000 affordable and mixed-income units..

 } Including market properties in the portfolio 
increases impact on total productivity over 
multiple cycles: Scenario A keeps one-third of its 
portfolio in market properties helping replenish 
the land-bank fund with sales of appreciated 
land at market rates. In Scenario B, with no 
appreciating land sold to market developers, the 
fund greatly diminishes over time and ultimately 
produces fewer potential affordable and 
workforce housing units.

 }Unit capacity needs to be matched with funding 
for construction. Land dedicated for affordable 
housing only becomes affordable housing with 
money for development and construction. Given 
the annual constraints on funding for affordable 
housing, it may make sense to work over a longer 
period of time (slow and steady) to match the 
stream of affordable housing parcels with the 
stream of available funding.

The examples above provide an impact analysis for just 
two possible mixes of housing affordability and subsidy. 
However, establishing your land banking program will 
require evaluating and choosing the values of several 
additional variables: the bonding capacity, based on 
your revenue stream and other potential strictures; 
the amount of land to be acquired; the number of units 
desired or possible given current or potential zoning; the 
duration of land holdings and the overall program itself, 
among others. 

The impact assessment tool will allow you to 
“toggle” among assumptions for these variables:

 }  Assessed value land, 

 } Acreage,

 }Units based on actual or assumed zoning,

 } Time,

 } Appreciation rate,

 } Size of land banking fund.

A few other observations from running additional 
models:

 } In general, this approach of a revolving 
land-banking fund can have a bigger impact 
in areas where the station opening (and 
accompanying land appreciation) is farther off.

 } For a given bonded amount, this approach can 
have a greater impact in emerging markets 
where the land is least expensive — but this less 
expensive land should be matched with sufficient 
zoning capacity.

 } For more expensive, established markets, where 
the dollars simply buy fewer acres, even greater 
density may be needed for affordable housing 
developments to ensure impact at scale.

There are lots of possibilities. By running the model, 
you can answer questions like:

 }How would subsidizing affordability at varying 
levels affect the balance of the land-banking 
fund at the end of 20 years?

 }How do varying assumptions about market 
appreciation affect the land-banking fund 
account?

 }How would the number of units vary with different 
zoning and development codes (allowable floor 
area ratio, height limits, etc.) that would affect 
the number of units per acre?

 }How many acres could be purchased with 
available funds, and what percent is that of the 
total acreage in the station-area walkshed?

 }How much acreage could be acquired by focusing 
more on unimproved versus improved properties?

 } If the program holds property for 5 years rather 
than 3, what is the effect on the land-banking 
fund, and in the end would the program produce 
more or fewer units?

 }What would be the effect of deepening the 
subsidy for the low-income tier or expanding the 
share of units affordable at that level? 



P.48

CHAPTER 10.  
STRATEGIES TO PROMOTE 

AFFORDABLE HOMEOWNERSHIP
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In developing the station-area plan and land acquisition 
strategy, it’s critical to include actions toward creating 
options for affordable homeownership. Just as with 
producing affordable homes for rent, producing 
ownership opportunities will require not just affordable 
land, but also partnerships with nonprofits, lending 
and philanthropic institutions, and others.  Without 
attainable land, however, few existing models of 
facilitating ownership for low- and moderate-income 
families can succeed.

Homeownership increasingly is coming to be seen as 
central to creating a path to stability and well-being 
for those struggling economically, especially for 
BIPOC families that have been shut out of ownership 
for generations. The resulting wealth gap continues 
to hamper those families’ economic progress.  In the 
Puget Sound region, the rate of homeownership among 
Black households is roughly half the rate among white 
households, about 26 percent versus 51 percent.  Those 
who own homes that have appreciated in value are less 
likely to be displaced than renters, who are more readily 
forced to move by the sale, conversion or redevelopment 
of the property where they are living. In addition, fixed 
mortgage payments remain fixed, while rents continue to 
climb in a market with an inadequate supply of housing 
(See Sidebar “Homeownership Opportunities: A Key to 
Equity”).

Ensuring homeownership opportunities within a station 
area will require advance coordination with partner 
housing and service agencies as well as developers 
and community-based organizations specializing 
in ownership strategies and support. Where land 
acquisition is concerned, it will be important to verify 
the land is suitable for various home ownership models 
before acquisition. In addition, the needs for a successful 
program go well beyond land and structures, and could 
include homeowner education, pre- and post-purchase 
counseling, down-payment assistance and credit 
enhancement, special financing and foreclosure 
prevention loans, and more. 

In Washington, there are three principal models in use 
and a fourth, the Frolic model, in development:

Community land trust. A community land trust is a 
nonprofit, community-based organization that acquires 
land and maintains ownership of it permanently. 
Prospective homeowners obtain a long-term, renewable 
lease instead of a traditional sale. Homeowners who 
sell realize some appreciation, but only a portion of the 
increased property value. The trust keeps the remainder 
to use toward preserving affordability for future, 
less-affluent buyers.

Limited equity cooperative. Under a limited equity 
cooperative, residents purchase shares in a development 
– rather than an individual dwelling – which entitles the 
buyer to permanent occupancy of their unit. The buyer 
commits to resell their shares at a price determined 
by a formula that allows for some appreciation while 
maintaining affordability for future homebuyers over the 
long term. 

Habitat for Humanity. Habitat enlists future 
homeowners, along with volunteers and others, to 
help build the homes they will purchase with Habitat 
assistance. Habitat works with approved lenders to 
provide an affordable mortgage, sometimes filling the 
gaps with its own financing.

The Frolic model. Developed as a startup out of the 
Massachusetts Institute of Technology, Frolic launched 
its first effort to demonstrate a novel approach to 
affordable homeownership in Seattle in 2019. In their 
words, “the Frolic Model allows homeowners threatened 
by displacement to take the equity they have in their 
home and leverage it with community capital to build 
co-ops of 6-10 units. This allows the original homeowner 
to remain on their lot while creating units that are 
permanently affordable for middle-income, first-time 
homebuyers.”1 

1 https://designx.mit.edu/wp-content/uploads/2018/09/
Frolic-Executive-Summary.pdf

https://community-wealth.org/strategies/panel/clts/index.html
https://localhousingsolutions.org/housing-policy-library/limited-equity-cooperatives/
https://www.habitatwa.org/
https://www.frolic.community/
https://designx.mit.edu/wp-content/uploads/2018/09/Frolic-Executive-Summary.pdf
https://designx.mit.edu/wp-content/uploads/2018/09/Frolic-Executive-Summary.pdf
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Homeownership Opportunities: A Key to Equity
An equitable TOD strategy that reduces the development cost of housing while 
boosting the number of affordable homes also can help address the legacy 
of segregation and exclusion that has led to racial disparities in access to 
education, living wage employment, affordable housing, intergenerational wealth 
creation, and transportation. Black, Hispanic, and American Indian and Alaska 
Native residents in the King, Pierce, and Snohomish county region experience 
disproportionately high housing cost relative to income – referred to as cost 
burden – and are more likely to be renters than homeowners. According to 2018 
federal data, the rate of homeownership for Black residents was half the rate for 
White residents of the region. Black renters are also 30 percent more likely to be 
cost-burdened than White renters, and Black homeowners are 38 percent more 
likely to be cost-burdened than White homeowners. 

Similar disparities exist for Hispanic populations: As renters, they are 17 percent 
more likely to be cost-burdened than White, Non-Hispanic renters, while their rates 
of homeownership are 58 percent those of White residents, and those who do own 
are 25 percent more likely to be cost-burdened than their White counterparts. 
American Indian and Alaska Native populations own homes at a rate just 71 percent 
that of White residents and are 12 percent more likely to be rental cost-burdened 
than White renters, and 8 percent more likely to be owner cost-burdened than 
White homeowners.

The 2022 regional housing report cited earlier describes the “strong relationship” 
between race and ethnicity and income: “On average,” the authors write, “White 
and Asian households had incomes 38 percent to 57 percent higher than Hispanic/
Latinx households, and 58 percent to 79 percent higher than Black households. 
Black households experience the largest disparity in income of the groups 
analyzed. Regionwide, a Black household will earn one-third less than the regional 
median income.”1

At the same time, the increase in house prices over the last decade-plus has 
put homeownership out of reach for the majority of low- and moderate-income 
households. (See Chapter 08 “Implementation” for discussion of tiers of 
affordability). These increases are spreading well beyond the urban core and deep 
into Pierce and Snohomish counties. The planning and land-banking strategies in 
this guide can play a substantial role not only in ensuring affordable rental housing, 
but also in creating pathways to homeownership for BIPOC households. Providing 
those ownership opportunities is critical for our region to address the racial wealth 
gap, and access to low-cost land and affordable, high-quality transportation are 
central to meeting that goal. (See Chapter 10 “Strategies to Support Affordable 
Homeownership”) 

1  https://www.psrc.org/sites/default/files/2022-08/rhna.pdf

https://www.psrc.org/sites/default/files/2022-08/rhna.pdf
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Pre-Development Costs
As with rental development, there are a range of 
pre-development costs associated with homeownership 
projects. The more that your city can do to help defray 
those costs, the more likely the project will succeed. 
Those costs can include:

 } Initial feasibility analysis — establishing a 
budget, number and size of units, their estimated 
construction costs and sale prices;

 }Due diligence — Zoning and codes analysis, 
environmental and geotechnical studies, 
identifying infrastructure and utilities;

 }Design;

 } Securing financing; and

 }Obtaining permits.

Of course, the most important local government role 
is identifying and purchasing appropriate land near 
transit ahead of escalating appreciation and holding it 
without risk to the development partner as they pursue 
pre-development activities.

The Black Home Initiative

Cities in the Puget Sound region, like many throughout the U.S., until the latter half of the 
20th century used discriminatory housing practices such as redlining and restrictive covenants 
to exclude nonwhite homebuyers. Those practices fell especially hard on Black families, 
leading to the lower ownership rates that persist even today. Civic Commons, a project of the 
Seattle Foundation, has created the Black Home Initiative to “address these inequities with a 
cross-sector approach that includes obtaining land, creating new funding mechanisms aligned 
with the needs of developers, and targeting a variety of housing types and methods of sale.” 
Learn more here.

https://www.civic-commons.org/bhi?fbclid=IwAR2AuAahuvSeZ6O4iO-SdKmgmYBnjqWSEwHeYJ0qrHOFlY1RcIs6fQDImNs
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CHAPTER 11.  
MONITORING AND EVALUATION
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Key performance indicators

As the saying goes, what gets measured is what matters. Here are some indicators that will help to track progress and 
ensure accountability to the community and taxpayers:

 }Displacement metrics (e.g., income and ethnicity 
during planning and over time)

 } Existing affordable housing and commercial 
space preserved

 } Acres acquired, sold and being held

 } Purchase price and sale price

 }Units by category, projected and built

 } Permits granted, executed and pending

 } Sales transactions of land (excise tax)

 }Overall development within the area (are other 

developments occurring?)

 }Other public investment attracted/spent

 } Transit ridership

 } Retail footage and occupancy 

 } Private or public catalytic investments, including 
in infrastructure

 } Increase in home ownership 

 } Per household car ownership 
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Appendix A: Station Area 
Knowledge Base
What it is: The Station Area Knowledge base is a 
web-based platform that allows users to understand 
the dynamics and trends in specific high-capacity transit 
station areas and compare those dynamics among 
station areas. It is populated with data that is collected 
from a range of sources and processed to help tell a 
data driven story of each station area. The platform is 
designed to:

 } Allow users to understand and compare station 
area characteristics across Pierce, King, and 
Snohomish counties. 

 } Identify potential affordable housing 
development and housing preservation sites 
at the parcel level based on a set of criteria 
established by experienced developers. 

 } Allow housing advocates and policy makers to 
use the data contained in the platform to inform 
planning efforts, the analysis of impacts from 
proposed regulations modification and tool to 
provide needed context for funding requests.

 }Communicate the opportunities in station areas 
for equitable transit-oriented development.

Who it is for: In general, there are two perspectives from 
which a user may view the platform, and as a result, two 
types of platform environments:

Site Suitability: 

User groups that seek to identify development 
opportunities may use the platform to scout sites for 
development or rehabilitation based on specific criteria 
or to understand the potential pool of properties in 
an area based on their criteria. Users could be looking 
for development sites or existing building stock for 
re-investment. The Platform lets users crowd source 
potential opportunities by identifying properties and 
documenting them within the platform. Site suitability 
users could be affordable and work-force housing 
developers, brokers, land bankers, land trusts, and 
limited equity cooperatives to name a few examples.

Access the Station Area Knowledge Base 
https://soundcommunitiesps.org/new-tools/

Policy Analysis:

The policy analysis user groups will use the platform 
to understand the potential impacts to households 
and development potential resulting from considered 
modifications in land use policy. These users could be 
affordable housing advocates, city planners, and BIPOC 
organizations. 

How it works: 

1. Organization 

There are three tabs that comprise the Station Area 
Knowledge Base.

1. Station Area Profiles: This tab contains a Tableau 
workbook with four tabs. The dashboards in the 
Displacement Risk and Opportunity tabs allow 
users to compare stations relatively through the 
lens of displacement risk and opportunity. These 
also are where a station area may be selected to 
view in greater detail in the Station Area Story 
tab and Station Area Profile tab. The Station 
Area Story tab is an interface that lets users flip 
through different aspects of a station area’s 
profile. Use the Station Area Profile tab to view 
and print a Station Area Profile to a single page.

2. Station Area Comparison: This tab contains a 
Tableau dashboard that allows users to compare 
multiple station areas between one another 
based on the data that is contained in the Station 
Area Profiles.

3. Station Area Mapping: This tab contains an Esri 
web application that allows users to explore 
specific properties, understand the area’s 
community assets, and identify potential 
redevelopment properties. 

2. Using the platform 

https://soundcommunitiesps.org/new-tools/
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Station Area Profiles Tab

Displacement Risk and Opportunity dashboards 

The Station Area Profiles tab is populated with a Tableau worksheet that contains four tabbed dashboards. The first 
two tabs, Displacement Risk and Opportunity dashboards serve two functions. First, users may sort, filter and compare 
station areas based on the Puget Sound Regional Council’s (PSRC) displacement risk mapping or opportunity mapping. 
Second, these two dashboards are used to select a station to feature on the Station Area Story and Station Area Profile 
tabs. 

To select a station area to view in the Station Area Story or Station Area Profile tab, the user can either click on a row in 
the table containing the station area to be viewed or by clicking on a station area dot in the Station Area Selector Map. 
The filters may be used to reduce the number of station areas shown. 

In the bottom left corner of the Displacement Risk and Opportunity dashboards are two navigation buttons and text in 
orange boxes indicating which station area is currently active in the Station Area Story or Station Area Profile tabs. The 
buttons may be used to navigate to the story or profile tabs or the user may navigate using the tabs at the top of the 
dashboard.

Two suggestions when selecting a station area using the table or map; after you have selected a station area the table 
and map will both highlight all the rows or points that match the displacement risk or opportunity class and the text 
in the orange area will be muted. To clear the view and unmute the active station area text simply re-click the row or 
click anywhere on the map depending on which view you used to select. The figure below provides a screen shot of the 
Displacement Risk dashboard.

Figure 1: Station Area Displacement Risk Dashboard

 
The map on this dashboard can also be used to zoom in and zoom out to get a closer look at clusters of station areas. In 
the upper left corner of the map is a set of icons vertically arranged. The plus and minus may be used to zoom in and out 
and the house icon can be clicked to reset the map to the base three county view. The icon at the bottom is an arrow 
pointing right. When placing your mouse over the icon a set of five icons appear. The box with a magnifying glass allows 
users to zoom into a specific area rather than using the zoom in/out plus and minus icons. The intersecting arrows allow 

https://www.psrc.org/our-work/displacement-risk-mapping
https://www.psrc.org/our-work/opportunity-mapping


P.57

users to pan around the map. If when clicking on the map you are zooming in 
or out rather than panning, make sure you have this icon selected. The three 
other icons allow users to select multiple station areas at one time. 

Station Area Story dashboard

The Station Area Story dashboard allows users to understand the 
demographic, community services, land use, housing mix and capacity, and 
pricing for the active station area. This dashboard parallels the data found in 
the Station Area Profile, but in a more focused way. The white rectangles allow 
users to move between different sections of the station area profile. When 
the user wants to change the active station area, they should return to either 
the Displacement Risk or Opportunity dashboard by selecting the tabs in the 
upper right corner of the dashboard or by clicking the large orange navigation 
buttons. 

Figure 3: Station Area Story Dashboard

Station Area Profile dashboard

The Station Area Profile dashboard is the single view of the information that is also shown in the Station Area Story tab. 
The full profile may be viewed by scrolling up and down the Station Area Profile dashboard. Note the PDF icon in the 
upper left corner of the profile. Users may click on this icon in the Knowledge Base to print the Station Area Profile. 

Also note that the only interactive element to the profile is the map. Figure 4 shows the profile output. In this figure, the 
map is extruded to show that additional information about a property may be viewed by mousing over the property. A 
direct link to the assessor’s page for the property is at the bottom of this pop up.

Figure 2: Map Tools
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Figure 4: Station Area Profile

Station Area Comparison Tab

The middle tab in the Station Area Knowledge Base is the Station Area Comparison tab. This Tableau dashboard allows 
users to select multiple station areas and compare the data contained in the Station Area Profile, side by side. Use the 
filters to select the station areas displayed. To see where the selected station areas are located click on the “Show Map 
of Selected Station Areas” button. To hide the map, click the button again. 

The Station Area Comparison table can also be exported. To export the table as PDF, spreadsheet, or PowerPoint slide 
scroll to the bottom of the screen and click the box and arrow icon ( ) in the bottom right corner. A screenshot of the 
the Station Area Comparison Tab is show in Figure 5 on the following page.
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Figure 5: Station Area Comparison Tab 
 

Station Area Mapping Tab

Filters and Layers 

The dashboard found in the Station Area Mapping tab is an Esri web app that allows users of the Knowledge Base to 
navigate, filter, and turn on and off data layers. Figure 6 shows the interface. The left panel shows the filters that can 
be used to focus your view to specific areas or station areas as well as narrow the properties shown based on data 
contained in each parcel such as taxpayer type, residential improvement type, existing units, development capacity, 
assessed value ratio and year built to name a few. You can also adjust the layers that are shown on the by going into the 
Layers part of the panel. You can turn layers on or off by clicking the eye icons. All layers on the map contain additional 
information by clicking on the icon in the map. 
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Legend

The right panel shows the legend. This allows you to decipher the icons and colors shown on the map based on layers 
you have selected to show.

Data Table

At the very bottom center of the screen is an up arrow. Click on that to display the underlying property data of the 
properties displayed on the screen. By clicking on the options text in the upper left corner of the table, users may have 
the option export the data. 

Property Tracker Using Notes

You may track interest in a property by adding notes and selecting a status. To do this click on “Add Note” button on the 
left panel and then select a parcel by clicking on it. In the left panel, the property characteristics will appear, and the 
top three fields may be modified. The first field is the “Property of interest Status” in which you can note a property’s 
priority. The second field, “Property of interest Observations” allows you to make notes about the property. Finally, 
the “Ownership Type” allows you to update the ownership type field is a transaction has occurred or the field is not 
accurate. To save any changes click “Update” at the bottom of the left panel. You can view those properties that are in 
your priority pipeline by clicking on “Filters” at the top of the left panel then scrolling to the bottom of the panel and 
activating either of the two bottom filters.

Figure 6 Station Area Mapping Web App
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Dataset Source Date(s) Accessed Filters, processing
Parcels

King County Parcels King County 2/12/2022

Combined adjoining parcels 
where taxpayer address or 
name matched. Indicated 
tax payer ownership based 
on taxpayer and land use 
description. 

Pierce County Parcels Pierce County 2/25/2022
Snohomish County Parcels Snohomish County 2/11/2022

Services

Schools
Washington Office of 
Superintendent of Public 
Instruction

11/18/2021  

Parks / Public Lands 
Inventory

Washington Recreation and 
Conservation Office

2019  

Childcare
Esri Business Analyst 
Online

5/7/2021

NAICS Codes for BAO 
(Esri’s Business Analyst 
Online): 62441002, 
62441003

Childcare
Department of Revenue, 
nonprofit property tax 
exemption database

3/2/2021
RCW Code: 84.36.040 
NONPROFIT CHILD DAY 
CARE CENTER

Medical
Esri Business Analyst 
Online

5/7/2021

NAICS Codes from BAO: 
62149301, 62199914, 
6221102, 62311006, 
62311007, 92312001, 
92312002, 92312003, 
92312004

Grocery
Esri Business Analyst 
Online

4/30/2021

NAICS Codes from BAO: 
42441005, 4451102, 
4451103, 4451106, 
4451107, 4451106, 
45231101

Libraries
Esri Business Analyst 
Online

1/31/2022
NAICS Codes from BAO: 
51912001, 51912003, 
51912005, 51912006

Libraries
Department of Revenue, 
nonprofit property tax 
exemption database

3/2/2021
RCW Code: 84.36.040 
NONPROFIT LIBRARY

Social Services
Esri Business Analyst 
Online

5/7/2021

NAICS Codes from BAO: 
62199915, 62419003, 
62419012, 81331101, 
81331909, 92313001, 
92313002, 92313003, 
92313004, 92313005

3. Data Sources 
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Dataset Source Date(s) Accessed Filters, processing
Services

Social Services
Department of Revenue, 
nonprofit property tax 
exemption database

3/2/2021

RCW Code: 84.36.030(1) 
COMMUNITY SOCIAL 
SERVICE, 84.36.030(3) 
YOUTH CHARACTER 
BUILDING (UNDER 18/21),

Community Centers
Esri Business Analyst 
Online

1/31/2022
NAICS Code from BAO: 
62411011

Community Centers
Department of Revenue, 
nonprofit property tax 
exemption database

3/2/2021

RCW Codes: 84.36.037 
PUBLIC ASSEMBLY HALL, 
84.36.350 NONPROFIT 
SHELTERED WORKSHOP, 
84.36.670 Multipurpose 
Senior Citizen Center, 
84.36.010 NONPROFIT 
COMMUNITY CENTER

Cultural Institutions
Esri Business Analyst 
Online

1/31/2022
NAICS Code from BAO: 
71211007, 71213003, 
81341016

Cultural Institutions
Department of Revenue, 
nonprofit property tax 
exemption database

3/2/2021
RCW Code: 84.36.060 
PERFORMING ARTS 
FACILITY, 

Subsidized Housing 
Properties

Puget Sound Regional 
Council, 2021 
Income-Restricted Housing 
Database

3/16/2022

Excludes MFTE and other 
rent restricted units 
resulting from incentive 
zoning programs.

Subsidized Housing 
Properties

King County 
Income-restricted Housing 
Database

3/3/2022

Shelters
Esri Business Analyst 
Online

1/31/2022
NAICS Code from BAO: 
62422102

Shelters
Department of Revenue, 
nonprofit property tax 
exemption database

3/2/2021
RCW Code: 84.36.043 
EMERGENCY SHELTER

Transitional Housing
Department of Revenue, 
nonprofit property tax 
exemption database

3/2/2021
RCW Code: 84.36.043 
TRANSITIONAL HOUSING

Environmental and Land Use

Environmental Cleanup 
Sites

Washington Department of 
Ecology

7/30/2021

Ecology listed cleanup sites 
where cleanup has started 
but is not yet completed or 
where cleanup has not yet 
started.

Transit Stations and Lines Sound Transit 10/4/2021  
Subsidized Housing 
Properties

National Housing 
Preservation Database

11/11/2021  

Opportunity Zones Census 
Tracts

US Department of Treasury 4/8/2021  

Qualified Census Tracts
US Department of Housing 
and Urban Development

4/8/2021  
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Dataset Source Date(s) Accessed Filters, processing
Environmental and Land Use

Difficult Development 
Areas Zip Codes

US Department of Housing 
and Urban Development

4/8/2021  

Future Land Use
Puget Sound Regional 
Council

9/30/2021

Data set provided for 
zoning, indicates if zoning 
allows residential use, and 
maximum dwelling units per 
acre

EJScreen Environmental 
Indicators

US Environmental 
Protection Agency

5/4/2021  

Opportunity Index
Puget Sound Regional 
Council

1/6/2022  

Displacement Risk Index
Puget Sound Regional 
Council

1/28/2022  

Critical Areas
Puget Sound Regional 
Council

10/1/2021  

Demographics
Total 2010 Population 2010 Decennial Census 1/27/2022  

Total 2009 Households
2005-2009 American 
Community Survey 5-Year

1/27/2022  

Percent 2010 Race All 
BIPOC

2010 Decennial Census 1/27/2022  

Percent 2010 Race Black 2010 Decennial Census 1/27/2022  
Percent 2010 Race Asian 2010 Decennial Census 1/27/2022  
Percent 2010 Race Amer 
Ind

2010 Decennial Census 1/27/2022  

Percent 2010 Race Other 
Non White

2010 Decennial Census 1/27/2022  

Percent 2010 Race Mixed 2010 Decennial Census 1/27/2022  

Percent 2009 No Bach
2005-2009 American 
Community Survey 5-Year

1/27/2022  

Percent 2009 Ling 
Isolation

2005-2009 American 
Community Survey 5-Year

1/27/2022  

Percent 2009 Poverty
2005-2009 American 
Community Survey 5-Year

1/27/2022  

Median 2009 Household 
Income

2005-2009 American 
Community Survey 5-Year

1/27/2022  

Percent 2009 Housing 
Cost Burdened

2005-2009 American 
Community Survey 5-Year

1/27/2022  

Percent 2009 Severely 
Housing Cost Burdened

2005-2009 American 
Community Survey 5-Year

1/27/2022  

Total 2020 Population 2020 Decennial Census 1/27/2022  

Total 2019 Households
2015-2019 American 
Community Survey 5-Year

1/27/2022  

Percent 2020 Race All 
BIPOC

2020 Decennial Census 1/27/2022  

Percent 2020 Race Black 2020 Decennial Census 1/27/2022  
Percent 2020 Race Asian 2020 Decennial Census 1/27/2022  
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Dataset Source Date(s) Accessed Filters, processing
Demographics

Percent 2020 Race Amer 
Ind

2020 Decennial Census 1/27/2022  

Percent 2020 Race Other 
Non White

2020 Decennial Census 1/27/2022  

Percent 2020 Race Mixed 2020 Decennial Census 1/27/2022  
Percent 2019 No Bachelors 
Degree

2015-2019 American 
Community Survey 5-Year

1/27/2022  

Percent 2019 Linguistic 
Isolation

2015-2019 American 
Community Survey 5-Year

1/27/2022  

Percent 2019 Poverty
2015-2019 American 
Community Survey 5-Year

1/27/2022  

Med 2019 Household 
Income

2015-2019 American 
Community Survey 5-Year

1/27/2022  

Percent 2019 Housing Cost 
Burdened

2015-2019 American 
Community Survey 5-Year

1/27/2022  

Percent 2019 Severely 
Housing Cost Burdened

2015-2019 American 
Community Survey 5-Year

1/27/2022  

Median 2020 Renter 
Household Income

2016-2020 American 
Community Survey 5-Year

3/29/2022  

Median 2020 Gross Rent
2016-2020 American 
Community Survey 5-Year

3/29/2022  

Education

Percent Low Income

Report Card Enrollment 
2020-21, Washington 
Office of Superintendent of 
Public Instruction

12/30/2021  

Percent of Students 
Meeting English Testing 
Standards

Report Card Assessment 
Data 2018-19, Washington 
Office of Superintendent of 
Public Instruction

12/30/2021  

Percent of Students 
Meeting Math Testing 
Standards

Report Card Assessment 
Data 2018-19, Washington 
Office of Superintendent of 
Public Instruction

12/30/2021  

Graduation Rate

Report Card Graduation 
2019-20, Washington 
Office of Superintendent of 
Public Instruction

12/30/2021  
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Appendix B: Impact Model 
Tool
What it is: The impact model is a simplified investigation 
of acquiring land for affordable , workforce, and possibly 
market-rate housing by constructing a revolving 
investment fund using different scenarios. The tool 
is designed to help test various approaches and help 
answer questions such as:

 }How can a portion of those land sales be 
reinvested over time to fund additional land 
acquisitions?

 }How much housing production is created 
within a targeted station area from the ETOD 
investments?

 }What types of housing (in terms of affordability, 
ownership versus rental, and structure type) 
would be possible because of the ETOD 
investments?

How it works: 

1. Users enter initial assumptions 

On the Summary Tab, there are 2 columns of initial 
information to be entered by the user:

About the station area:

Station Area Values
Parameter Value
Base Year 2022
Initial Bond Value $45,000,000
Year Bond Available 2023
Station Open Date 2033
Years before station appreciation 2
Station Appreciation Inflection Date 2031
Pre Station Appreciation Rate 4.00%
Post Station Appreciation Rate 8.00%
Unit Delivery After Sale (years) 2

 } Base Year - what year does the model start?

 } Initial Bond Value - e.g., did the city raise $25 
Million or $50 million?

 } Year Bond Available - what year is the bonding 
available?

 } Station Open Date - what year will the projected 
station open?

 } Years before station appreciation - how long 
before the station open, will the market inflect 
higher rates?

 } Station Appreciation Inflection Date - This is not 
entered, but based on Station Open Date and 
Years before station appreciation opens

 } Pre-Station Appreciation Rate - What is the 
average rate of appreciation in years before the 
station gets near opening?

 } Post-Station Appreciation Rate - What is the 
average rate of appreciation in years directly 
before the station opens and ongoing?

 }Unit-Delivery After Sale (years) - how long after 
money is sold does it take to develop new units of 
housing?

About the land value and zoning:

Land & Density
Parameter Value
Assessed Value (per sf) 2022$ $75.00
Market Price to Assessed Value Ratio 125%
Current Zoning Density (units/acres) 75
Aspirational Zoning Density 200%
Capacity Scaled (units per acre) 150

 } Assessed Value (per sf) in 2022$ - what is the 
assessed value? (This can be found with the 
Station Area Knowledge Base)

 }Market Price to Assessed Value Ratio - 
generally, property sells above market value. By 
approximately how much?

 }Current Zoning Density (units/acres) - What is 
currently possible on the land? 

 } Aspirational Zoning Density % - For planning and 
projection, by what % should the current zoning 
be increased?

 }Capacity Scaled - This is not entered, but 
calculated based on current zoning and 
aspirational zoning %

2. Decide your scenarios

Once this has been done, you can decide up to 3 different 
scenarios for 2 important parameters:

 } Portfolio mix - what percentage of land will be 
sold for low-income, workforce and market-rate 
units. Since using public dollars, at least one-third 
of the property should be for affordable-units 
and no more than one-third should be for market 
units, but there is lots of flexibility in designing 
the correct mix for a jurisdiction. 

 } Level of subsidy - Units for market rate housing 
should be sold at 100% market rate. But units for 
affordable housing or workforce housing might be 
at a discount, from the price of original purchase 
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(so roughly 90% of market price in a few years) to 
0% with total donation.

These various scenarios of portfolio mix and level 
of subsidy will be entered on the Summary Page for 
Scenario A, Scenario B,...

Scenario A

Tier
Capital 

Allocation

Sale 
Capture 
(Current 

Market Price)

Low Income 34% 90%
Moderate 
Income

33% 90%

Market Rate 33% 100%
Total Allocation 100%

3. Let the model work

Once those values are entered, the model will calculate 
the result of up to 4 cycles of buying and selling land. 
With going into the individual tabs, one can change the 
length of each cycle or one can use the initial 5 year 
model (affordable and workforce sold after 2 years; 
market after 4 years, and new land purchased in the 5th 
year).

4. Understanding the results

The “Summary” Tab will give you a number of numerical 
results:

 } Total Capital Placed - The initial bond value could 
be reinvested multiple times and this captures the 
total investment over 4 cycles.

 } Total Captured Appreciation - Measure how 
much the land appreciated during holding.

 } Total Land Subsidy - With any discounts, this 
measures the land value being contributed to 
affordable housing and workforce housing.

 } Total Land Purchased (acres) & (sf) - how much 
land was acquired for development at a given 
income rate.

 } Potential Housing Unit Capacity - This approach 
is about securing land. Given the aspirational 
zoned capacity, how many units could be built on 
the designated land? 

 } Land Subsidy per Unit - How much land subsidy 
was given to each unit?

By running multiple scenarios, one can compare the 
pros and cons of portfolios with more or less dedicated 
affordable housing and deeper or shallower subsidies 
of land. For greater detail, each tab has charts with 
graphical representations of land-value, units, etc. over 
time.

5. Digging deeper

Once you are comfortable with the basic impact model, 
you can tweak additional variables. What happens at 
different levels of land appreciation? What happens if 
you adjust the cycles (fewer, longer cycles, etc.)?

Download the Impact Model

https://soundcommunitiesps.org/new-tools/
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Appendix C: Tools for 
Understanding and 
Mitigating Displacement
Here are some additional resources aimed at identifying 
displacement risks and partnering with communities to 
prevent displacement of Black, Indigenous and People of 
Color residents, businesses and cultural centers: 

PUGET SOUND REGION 

 } Addressing Displacement in Seattle’s 
Comprehensive Plan (Seattle Planning 
Commission) - a 2022 issue brief from the Seattle 
Planning Commission in anticipation of the 2024 
Comprehensive Plan update. 

 }Disaster Gentrification (Puget Sound Sage) – a 
look at the risks of gentrification created by the 
COVID-19 pandemic with proposals for local 
governments actions to protect and stabilize 
BIPOC communities. 

 } Skyway-West Hill and North Highline 
Anti-Displacement Strategies Report (King 
County Department of Community and Human 
Services) – A 2021 report on anti-displacement 
with recommendations of actionable 
anti-displacement strategies for two high-risk 
communities. 

 } Anti-Displacement Best Practices (City of 
Tacoma) – A 2021 summary of anti-displacement 
best practices, drawing on recent academic 
research, peer cities’ efforts that have 
demonstrated effective outcomes, and 
approaches being explored by peer cities and 
states. 

 } Five Steps to Prevent Displacement (Sightline 
Institute) – Sightline, a Seattle-based think tank, 
provides tools for advocates of more housing 
supply to also work on preventing displacement.

NATIONAL 

 } The Urban Displacement Project a research and 
action initiative of the University of California 
Berkeley and the University of Toronto. 

 } Equity Lab Toolkit: Development Without 
Displacement (Greenlining.org) – A downloadable 
interactive activity to walk participants through 
creating an anti-displacement plan. 

 }Displacement Toolbox (Sparcchub.org) – A 
centralized clearinghouse, with videos, working 

papers, local case studies, and links to other 
resources addressing displacement. 

 }Gentrification, Displacement and the Role of 
Public Investment (Federal Reserve Bank of 
San Francisco) – A literature review focused on 
analyzing causes and impacts of gentrification, 
particularly driven by public transit investments. 

 } Small Business Anti-Displacement Toolkit (Small 
Business Anti Displacement Network) - A guide 
that looks at the forces that lead to commercial 
gentrification and provides policies and practices 
that businesses can push for to protect their 
long-term viability and health. 

 } Anti-Displacement Strategies Report (National 
Coalition for Asian Pacific American Community 
Development & Council for Native Hawaiian 
Advancement) – Looking at displacement and 
community responses in the nation’s urban areas 
with the largest populations of Asian American 
and Pacific Islander (AAPI).

 }Displacement of Lower-Income Families in Urban 
Areas Report (HUD) – A look at the causes, 
trends, and effects of displacement in urban 
areas that includes policy responses and new 
innovations in response to displacement.

Appendix D: Tools for 
Affordable Housing and 
Affordable Neighborhoods
Here are some additional resources aimed at increasing 
the amount of affordable housing. These strategies help 
create both income-restricted rent-restricted units that 
have some element of public financing and naturally 
occurring market affordablity:

WASHINGTON STATE

 }Housing Innovations Program (Puget Sound 
Regional Council) - a PSRC website featuring 
“a collection of planning resources that local 
governments can use to promote housing 
affordability and new housing choices in their 
communities.”

 }MSRC’s Affordable Housing (Municipal Research 
and Services Center of Washington) - A page of 
links to MSRC’s resources related to affordable 
housing in Washington State, including 
Background, Incentives & Techniques, Types, and 
Funding Sources.

https://www.seattle.gov/documents/Departments/SeattlePlanningCommission/ComprehensivePlan/SPC_Anti-displacement_Issue_Brief_March2022_Web.pdf
https://www.seattle.gov/documents/Departments/SeattlePlanningCommission/ComprehensivePlan/SPC_Anti-displacement_Issue_Brief_March2022_Web.pdf
https://www.pugetsoundsage.org/research/%20research-equitable-development/disaster-gentrification-king-county/
https://kingcounty.gov/~/media/depts/community-human-services/housing-homelessness-community-development/documents/Plans%20and%20Reports/KC-SkywayWHill-NHln-ant-dsplcmnt-stratrpt.ashx?la=en
https://kingcounty.gov/~/media/depts/community-human-services/housing-homelessness-community-development/documents/Plans%20and%20Reports/KC-SkywayWHill-NHln-ant-dsplcmnt-stratrpt.ashx?la=en
https://www.cityoftacoma.org/UserFiles/Servers/Server_6/File/cms/Planning/Affordable%20Housing/AHAS%20Planning%20Actions/Housing%20Equity%20Taskforce/Anti-displacement%20best%20practices%20DRAFT.pdf
https://www.sightline.org/2020/08/03/five-steps-to-prevent-displacement/
https://www.urbandisplacement.org/
http://greenlining.org/publications/online-resources/2019/equity-lab-toolkit-development-without-displacement/
http://greenlining.org/publications/online-resources/2019/equity-lab-toolkit-development-without-displacement/
https://greenlining.org/
https://www.sparcchub.org/pathways-to-prosperity/displacement-resources/
https://www.sparcchub.org/
https://www.frbsf.org/community-development/wp-content/uploads/sites/3/wp2015-05.pdf
https://www.frbsf.org/community-development/wp-content/uploads/sites/3/wp2015-05.pdf
https://antidisplacement.org/wp-content/uploads/2021/09/Toolkit_FINAL.pdf
https://antidisplacement.org/
https://antidisplacement.org/
https://www.nationalcapacd.org/wp-content/uploads/2017/08/anti_displacement_strategies_report.pdf
https://www.huduser.gov/portal/sites/default/files/pdf/displacementreport.pdf
https://www.huduser.gov/portal/sites/default/files/pdf/displacementreport.pdf
https://www.psrc.org/hip
https://mrsc.org/Home/Explore-Topics/Planning/Housing/Affordable-Housing.aspx
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 }Creating Affordability Locally (Housing 
Development Consortium) A 2016 guide 
that provides information on how to increase 
affordable housing opportunities using local 
policy and funding mechanisms.

NATIONAL

 } Is Transit-Oriented Development Affordable for 
Low and Moderate Income Households? (National 
Institute for Transportation and Communities) 
Webinar with findings from a recent study on 
housing and transportation affordability in TODs 
and discussion of the most successful city-level 
policies for producing affordable housing for low- 
and moderate-income families living in TODs.

 } Rethinking Local Affordable Housing Strategies: 
Lessons from 70 Years of Policy and Practice 
(Brookings Institute) A report aimed at policy 
makers looking at “the lessons of the past 70 
years of housing policies.” It includes an “Action 
Brief” of actions for local jurisdictions and Matrix 
for easy reference.

 } Regulatory Barriers Clearinghouse (U.S. 
Department of Housing and Urban Development) 
Website established to “collect, process, 
assemble, and disseminate information on state 
and local regulations and policies affecting the 
creation and maintenance of affordable housing.”

 }Housing Policy Framework (Local Housing 
Solutions) Website providing “A housing policy 
framework for local affordable housing 
strategies” with links to supportive policies in 
areas such as creating and preserving affordable 
housing and preventing displacement.

Appendix E: Best 
Practices in Land Use, 
Transportation, and ETOD
Here are some additional resources to consult related 
to integrating land use and transportation polices and 
creating complete, equitable neighborhoods near transit:

PUGET SOUND REGION 

 } The Growing Transit Communities Strategy, 
(Puget Sound Regional Commission) – a toolkit 
for local and regional actions to help develop 
transit communities around major new transit 
investments. 

 } Planning for Whole Communities Toolkit (PSRC) – 
a series of guides on topics including affordable 

housing, transportation concurrency, complete 
streets, parking management, transit-oriented 
development and more. 

 } Station Experience Design Guidelines (Sound 
Transit) - A manual providing high-level guidance 
for station area and station environment 
planning.  

NATIONAL 

 }Mixed-Income Housing TOD Action Guide 
(Federal Transit Administration and the Center 
for Transit-Oriented Development) – “A tool 
to help community advocates, practitioners, 
intermediaries, and jurisdictions in their efforts 
to foster mixed-income transit-oriented 
development (TOD)” 

 } Equitable Transit Oriented Development: 
Examining the progress and continued challenges 
of developing affordable housing in opportunity 
and transit-rich neighborhoods (Civil Rights 
Research) – Research on the proximity of 
federally-funded (i.e., through LIHTC) affordable 
housing developments near rapid transit, with 
case studies for successful strategies. 

 }Guide for Transit-Oriented Development, 
(National League of Cities) – “The document 
features best practices and case studies and 
provides a baseline approach for implementing 
TODs,” including examples from several 
Minneapolis – Saint Paul projects.

 }Using Public Land to Create Equitable 
Communities: Policy Best Practices, (Living Cities) 
– brief article on best policy practices for local 
governments and transit agencies when entering 
Private-Public Partnerships to support affordable 
housing and eTOD. 

 } Promoting Opportunity through Equitable 
Transit-Oriented Development (eTOD): Barriers to 
Success and Best Practices for Implementation 
(Enterprise) – “, the report addresses barriers to 
developing and preserving eTOD projects and 
communities and provides a non-exhaustive 
account of creative solutions to addressing those 
challenges.”

 }Cracking the Zoning Code (Urban Institute) - A 
guide for local governments on “understanding 
local land-use regulations and how they can 
advance affordability and equity” including a look 
at key-elements of zoning and potential reforms.

https://www.housingconsortium.org/wp-content/uploads/2015/10/Local-Policy-Toolkit.FINAL_.1.4.16.pdf
https://nitc.trec.pdx.edu/events/professional-development/webinar-02152022
https://nitc.trec.pdx.edu/events/professional-development/webinar-02152022
https://www.brookings.edu/research/rethinking-local-affordable-housing-strategies-lessons-from-70-years-of-policy-and-practice/
https://www.brookings.edu/research/rethinking-local-affordable-housing-strategies-lessons-from-70-years-of-policy-and-practice/
https://www.huduser.gov/portal/rbc/home.html
https://localhousingsolutions.org/housing-policy-framework/
https://www.psrc.org/sites/default/files/2022-02/gtcstrategy.pdf
https://www.psrc.org/planning-whole-communities-toolkit
https://www.soundtransit.org/sites/default/files/documents/sound-transit-station-experience-design-guidelines-june-2022.pdf
http://ctod.org/pdfs/2009MITODActionGuide.pdf
http://www.prrac.org/pdf/EquitableTOD.pdf
http://www.prrac.org/pdf/EquitableTOD.pdf
http://www.prrac.org/pdf/EquitableTOD.pdf
http://www.prrac.org/pdf/EquitableTOD.pdf
https://www.nlc.org/wp-content/uploads/2017/03/TOD_Guide_Urban_Communities_English_EMBARQ.pdf
https://livingcities.org/blog/using-public-land-to-create-equitable-communities-policy-best-practices/
https://livingcities.org/blog/using-public-land-to-create-equitable-communities-policy-best-practices/
https://atltransformationalliance.org/wp-content/uploads/Promoting-Opportunity-through-ETOD-Barriers.pdf
https://atltransformationalliance.org/wp-content/uploads/Promoting-Opportunity-through-ETOD-Barriers.pdf
https://atltransformationalliance.org/wp-content/uploads/Promoting-Opportunity-through-ETOD-Barriers.pdf
https://apps.urban.org/features/advancing-equity-affordability-through-zoning/?#home
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INTERNATIONAL 

Transit-Oriented Development Implementation Resources 
and Tools, 2nd Edition (World Bank) – “A compendium of 
resources for stakeholders to navigate each phase of the 
TOD process: Assessing, Enabling, Planning and Design, 
Financing, and Implementing.” 

Green and Thriving Neighbourhoods (ARUP and 
C40 Cities) – a guidebook for complete, walkable 
neighborhoods as a step towards net zero. 

Pedestrians First: Tools for a Walkable City (Institute for 
Transportation and Development Policy) – video and set 
of tools to help measure walkability in cities.

Appendix F: Placemaking 
Resources
Below are some resources that might be helpful as you 
consider placemaking:

 } 11 Principles of placemaking (Project for Public 
Spaces) – As the title suggests, examines key 
elements in transforming public spaces into 
vibrant community places. 

 }Creative placemaking in real estate (Urban Land 
Institute) – ULI looks at how to bring arts and 
culture, “in tandem with great design”, to a real 
estate development project. 

 }Creative placemaking in transportation 
(Transportation for America) – An online 
interactive guide to creative placemaking, an 
emerging approach to planning and building 
transportation projects that taps local culture. 

 } Form-based codes – An alternative or adjunct 
to conventional zoning, form-based codes 
“foster predictable built results and high-quality 
public realm by using physical form (rather than 
separation of uses) as the organizing principle for 
the code.” 

 } Tactical placemaking (PPS and Street Plans) – 
Near-term, low-cost actions that can start or 
demonstrate the potential of transformation 
of a public space from hostile or lackluster to 
appealing and welcoming. 

 } Public space stewardship guide (Street Plans and 
MJM Management Group) – Prepared for the San 
Francisco Planning Department, this guide covers 
all the bases for thinking about how to program 
and care for public spaces. 

 } The Panuku Approach to Placemaking.- An 

international example of culturally sensitive and 
inclusive placemaking.

https://openknowledge.worldbank.org/handle/10986/34870
https://openknowledge.worldbank.org/handle/10986/34870
https://www.c40.org/wp-content/uploads/2021/10/C40-Arup-GTN-Guidebook_2021.pdf
https://www.itdp.org/publication/walkability-tool/
https://www.pps.org/article/11steps
https://2os2f877tnl1dvtmc3wy0aq1-wpengine.netdna-ssl.com/wp-content/uploads/ULI-Documents/ULI-Creative-Placemaking-Brochure-3.pdf
https://smartgrowthamerica.org/resources/scenic-route-getting-started-creative-placemaking-transportation/
https://formbasedcodes.org/definition/#:~:text=A%20form%2Dbased%20code%20is,%2C%20town%2C%20or%20county%20law.
https://www.pps.org/article/lighter-quicker-cheaper
https://street-plans.com/projects-2/
https://street-plans.com/projects-2/
http://tacticalurbanismguide.com/guides/public-space-stewardship-guide/
https://mjmmg.com/
https://mjmmg.com/
https://www.panuku.co.nz/images/assets/3676/1/the-panuku-approach-to-placemaking.pdf
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Appendix G: Local Taxing 
Options Analysis 
Below is an in-depth analysis by EcoNW of various 
existing taxing options and an evaluation of the taxes 
based on various criteria (adequacy, stability, etc.) and 
a discussion of the equity aspects of each taxing option. 
The analysis and comparisons of various taxes are based 
on projections on local regional cities.

LOCAL OPTION TAXES FOR 
AFFORDABLE HOUSING

Sound Communities identified a range of taxes that 
cities could employ to support the affordable housing 
goals. These tax options are divided into two groups 
described below.

Main Tax Options

These options extend existing tax approaches and 
structures to cities for funding affordable housing. The 
legislature could introduce these tax tools through 
the typical legislative process. The changes would 
be introduced as bills and would become law after a 
majority vote by both chambers of the legislature and 
the signature of the Governor. They include:

 } A state sales and use tax credit of 0.025% 

 } A local option retail sales and use tax of up to 
0.2%

 } A regular property tax levy of up to $0.50 per 
$1,000 of the assessed value of property

 } A local option REET with a progressive rate 
structure

 } Tax increment financing allowed by ESHB 1189 
passed during the 2020 legislative session

Other Tax Options 

These options are not used in Washington and would 
require a constitutional amendment. They include: 

 } A local option regular property tax not subject to 
the 1% limit factor

 } A local option regular property tax on land value

Amending the constitution would first require introduced 
bills with accompanying joint resolutions proposing the 
necessary constitutional amendments. The proposed 
constitutional amendments would need to be passed 

by at least a two-thirds legislature vote. The proposed 
constitutional amendments would then be placed on the 
ballot by the legislature in the next general election. The 
amendments must be approved by a simple majority vote 
by voters to become effective.

OVERVIEW OF MAIN TAX 
OPTIONS

Local Option Retail Sales and 
Use Tax
Description

A new local option sales and use tax available to cities to 
fund land purchases to fund the production of affordable 
housing.

Tax Base

The selling price of tangible personal property and 
certain services purchased at retail by consumers. 
RCW 82.04.050 contains a complete list of items and 
transactions subject to sales tax.

Tax Rate

A tax rate of up to 0.2% on taxable retail sales.

State Sales and Use Tax Credit
Description

A credit against the state sale and use tax available 
to cities to fund land purchases to be used to fund the 
production of affordable housing.

Tax Base

The selling price of tangible personal property and 
certain services purchased at retail by consumers. 
RCW 82.04.050 contains a complete list of items and 
transactions subject to sales tax.

Tax Rate

A credit against the state sale tax of 0.025%. Since this 
is a credit (revenue sharing with the state), it is not a new 
tax to consumers.

Regular Property Tax Levy
Description
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A regular property tax levy available to cities to fund 
land purchases to be used for affordable housing. The 
levy would be subject to existing levy limits for Senior 
taxing districts, including:

 } 101% limit factor (the 1% limit factor). The 
property tax is “budget-based” in Washington, 
meaning taxing districts determine a budget for 
each fiscal year and then set a total property tax 
levy that would be required to fund that budget. 
During the 2007 special legislative session, HB 
2416 reinstated the 1 percent levy limit for taxing 
districts imposed initially by Initiative 747 in 2001. 
Chapter 84.55 RCW details this limitation, but 
broadly the law limits levy growth to the lesser 
of 1% or the implicit price deflator (a measure 
of inflation) plus an amount from, among other 
things, new construction and state assessed 
property (conventionally known as the add-on 
value).

 } $5.90 aggregate rate limit. State law authorizes 
most taxing districts to levy a certain rate each 
year without voter approval; these are commonly 
referred to as regular levies. Altogether, certain 
local regular levies cannot exceed $5.90 per 
$1,000 assessed value. If the $5.90 limit is 
exceeded, some levies are subject to proration 
based on their rank order in the proration scheme 
in state law. This analysis assumes that the levy 
would be protected up to their $0.50 levy rate.

 } 1% statutory rate limit. In 1972, voters adopted 
a constitutional limit of 1.0 percent. This law 
limits the amount of property taxes a taxing 
district may impose on an individual parcel (real 
or personal) of property without voter approval 
to 1 percent of its true and fair value. This limit 
would equate to a regular levy rate (no excess or 
voted levies) of $10.00 per $1,000 of assessed 
value if the property were assessed at its true 
and fair value. This analysis assumes that the levy 
would not trigger the limit since no districts have 
triggered this limit to date.

Tax Base 

The assessed value of the property as measured by the 
county assessor. Property is assessed on its value on 
January 1 of the assessment year for tax purposes.

Tax Rate

Up to $0.50 per $1,000 of the assessed value of 
property. This rate would vary over time depending on 
levels of new construction, assessed valuation, and levy 
growth.

Local Option Real Estate Excise 
Tax
Description

A local option real estate excise tax (REET) with a 
progressive marginal rate structure that is available 
to cities to fund land purchases to be used to fund the 
production of affordable housing. Cities already have 
the authority to levy two separate 0.25% real estate 
excise taxes, typically known as REET 1 and REET 2.

Tax Base

Sales of real estate are measured by the selling price, 
including any liens, mortgages, or other debts. The seller 
of the property typically pays the tax. The tax applies 
to transfers of controlling interests in entities that own 
property in the state.

Tax Rate

Effective January 1, 2020, the state portion of the REET 
sales of real property located in Washington is now 
subject to a graduated real estate excise tax rate. The 
graduated state REET rates replace the previous flat 
state REET rate. 

As summarized below, the potential new local REET 
option uses the same sales price thresholds for the 
marginal rate structure as the state with a top rate of 
0.25%.

Exhibit 1: Local Option Graduated REET Structure

Source: ECONorthwest

Tax Increment Financing
Description

The Tax Increment Financing (TIF) option is modeled 
after the recently passed ESHB 1189 passed during 
the 2020 legislative session. Broadly the law allows 
sponsoring jurisdictions to capture incremental property 
tax revenues within a defined boundary from defined 
taxing jurisdictions and their levies. The state and local 
school levies are not eligible as well as any voted levies.
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This option considers the creation of a TIF district where 
all TIF proceeds are dedicated to funding land purchases 
to be used to fund the production of affordable housing.

Tax Base
The tax base includes incremental assessed values 
within a TIF district relative to the baseline amount in the 
year of TIF district formation as defined by the current 
TIF law.

Tax Rate

The actual tax rate from contributing jurisdictions varies 
from year to year, depending on the city and contributing 
levies. In general, anywhere from 20-35% of the overall 
levy rate becomes eligible for the apportionment of 
incremental property revenues from contributing levies 
to the TIF district.

OTHER TAX OPTIONS 
CONSIDERED

Rate-based Regular Property 
Tax
Description

A local option regular property tax that is not subject to 
the 101% limit factor, 1% limit, and the $5.90 aggregate 
rate limit. This property tax is not budget-based, 
meaning that the amount levied is equal to the amount 
of assessed value by the tax rate. Therefore, the levy 
will go directly up or down depending on the assessed 
valuation within the district. Proceeds are used for 
funding land purchases to be used to fund the production 
of affordable housing.

Tax Base

The assessed value of the property as measured by the 
county assessor. Property is assessed on its value on 
January 1 of the assessment year for tax purposes.

Tax Rate

A fixed-rate of up to $0.50 per $1,000 of the property’s 
assessed value.

Land Value Tax
Description

A local option regular property tax on land value only; 
proceeds are used for funding land purchases to fund 
the production of affordable housing. A land value tax 
(LVT) is a levy on land value without regard to buildings, 
personal property, and other improvements. LVTs 
have gained some interest recently since, beyond their 
revenue-raising potential, they are thought to help 
correct for misaligned tax incentives that result in land 
not being put into productive and efficient use with 
specific impacts on housing availability and affordability. 
It is beyond the scope of this analysis to address the 
socially optimal tax rate for an LVT. Instead, the focus 
is on understanding how much land value exists within 
jurisdictions and what a fixed rate of taxation might 
produce.

Tax Base
The assessed value of the property land value only as 
measured by the county assessor (e.g., improvements 
would be omitted. Property is assessed on its value on 
January 1 of the assessment year for tax purposes.

Tax Rate
A fixed-rate of up to $0.25 per $1,000 of the assessed 
land value of property.

COMPARISON OF TAX OPTION 
RESULTS

This section summarizes the revenues and bond capacity 
of the tax tools assessed in this analysis. Given the 
differences in the tools, these tools also “perform” 
differently. No tax system is perfect, and each individual 
or business will be affected differently by a chosen 
tax policy designed to satisfy the general population’s 
overall needs. Several common tax principles are 
commonly used by tax and policy experts to assess tax 
system design. The analysis applies the following tax 
principles to the tax options:

 } Adequacy

 } Stability

 } Fairness

 } Economic neutrality and efficiency

 } Transparency and administrative simplicity

While not a tax principle, the comparison starts with 
reporting the results of the tax revenue and bond value 
estimates..
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Adequacy

Adequacy is the idea that a tax system should 1) raise 
sufficient tax revenue to pay for established public 
services without the need to change the tax rates or the 
tax base, and 2) should grow revenue at a rate similar to 
that of the overall economy.

On the first aspect above, Sound Communities is working 
concurrently to understand what funding level is needed 
to support its land acquisition strategy for affordable 
housing. Therefore, how much revenue is needed is not 
addressed here. However, it is possible to evaluate how 
well sales, property, and real estate excise taxes perform 
relative to the overall economy. 

Assessed values have followed the larger economy 
more closely over time. From an adequacy perspective, 
measures like TIF and a fixed-rate levy would perform 
better since their revenue bases more closely match 
that of the economy. Fast-growing real estate value 
jurisdictions have outperformed the economy while 
other cities are roughly in line with economic growth.

However, it is useful to consider how levy growth has 
fared relative to economic growth since Washington 
has budget-based property taxes that limit the growth 
in revenues. Due to these limitations, regular property 
taxes generally do not keep pace with the overall 
economy. The exception to this feature is cities that 
have seen large relative amounts of new construction, 
allowing their levies to match a pace closer to the 
economy’s overall growth. More established and 
slower-growing real estate bases are more impacted 
by the limitation factors that reign in the growth of 
property taxes.

Compared to the economy, the REET base outperforms 
the regional economy. This finding should come as 
little surprise given the surge in housing prices and 
the resulting impacts on housing affordability. Some 
caution is warranted since the data only go back to 
after the economic recession when sale volumes were 
at their lowest; a fuller picture of the trend may provide 
additional insight.

Stability
Stability is the idea that the tax system should withstand 
short-term fluctuations in the economy. For this analysis, 
stability is defined as the standard deviation (a measure 
of variance from an average value) of the annual percent 
change in the tax base between the following time 
frames (due to data availability):

 } Taxable retail sales (2005-2020)

 } Real property assessed valuations (2002-2021)

 } Regular property tax levy (2002-2021)

 } Real estate sales values (2010-2020)

REET is the most variable for all cities by a large margin, 
followed by assessed valuation tax bases. This result 
is not surprising given the volatility in real estate sales 
and prices over the past ten years, and that assessed 
valuation is a measure of real estate prices. Using 
REET as a tax source would be the least stable, and 
mitigating measures would have to accompany its use as 
appropriate. 

The regular property tax is the most stable option on 
the other end of the spectrum. This finding aligns with 
expectations since the property tax limit factor places 
inherent caps on its volatility. In between these ends, 
sales tax shows stability at an elevated level (by a few 
percentage points) above the property tax levy.

Fairness
A tax system should avoid arbitrary distributions of tax 
burdens across taxpayers and be “fair”. There are two 
companion elements of fairness. Vertical equity is the 
idea that taxpayers with a greater ability to pay should 
pay more taxes than taxpayers with a limited ability to 
pay. Horizontal equity is the idea that taxpayers with 
similar abilities to pay should pay similar tax amounts.

The sales tax options perform perfectly on this measure 
from a horizontal equity perspective since they apply 
flat rates paid equally across all income and other social 
measures. For example, a Latino person with an income 
of $45,000 would pay the same level of tax when buying 
a $10 shirt as an Asian person with the same income. 
The property tax and REET options also perform well 
on horizontal equity since their rate structure is uniform 
for all payers, and the tax paid is proportional to the 
value of the taxed asset. No tax is truly proportional; 
however, property taxes often come closest since there 
is typically a close relationship between a household’s 
income and the property’s value in which they live.

When considering vertical equity, taxes are generally 
classified as regressive or progressive. A tax is regressive 
if people with low incomes pay a larger share of their 
income in taxes than people with higher incomes. A 
progressive tax requires higher-income individuals 
to pay a higher share of their income in taxes since 
they have a greater capacity to pay. While sales tax 
measures perform well from a horizontal perspective, 
they are generally considered the most regressive of 
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taxes since a person with little income pays the same 
tax on the $10 shirt as a person with high income. 
Progressive marginal rate structures tend to offer the 
most progressive performance as is put in place with the 
REET option. However, REET is also an excise tax that 
doesn’t directly discriminate on an income basis. Even 
with lower marginal rates, the REET tax is a new tax with 
some regressive elements. Property taxes tend to fall 
somewhere in the middle with respect to vertical equity, 
given their proportional nature.

Economic neutrality
The idea behind economic neutrality is to not have 
taxes distort decisions; the tax system should minimize 
opportunities and incentives to take advantage of the 
differential tax treatment of economic activities. A 
well-functioning tax system should not create reasons 
for people or businesses to selectively move taxable 
activities outside the area. It should harmonize with 
other tax systems to minimize opportunities for firms 
and individuals to avoid taxation by shifting their taxable 
activities between areas. This principle is important and 
should be considered in the light that taxes operate on a 
city level where there is already a differential between 
tax rates and tax burdens of liked-classed individuals. 

The choice to select a tax will need to contemplate 
how incremental taxes might change the decisions of 
individuals who are subject to the tax. For example, the 
state REET tax was raised in 2020 to its current marginal 
tax levels. These rates make the state REET one of the 
highest in the nation. Raising the local REET level could 
have small but non-trivial impacts on the transactions of 
properties.

Transparency and administrative 
simplicity

The concept of transparency and administration is about 
knowing how much tax to pay and when to pay. Simple 
rules, record-keeping, and computation requirements 
make it easier for taxpayers to comply and tax collection 
agencies to enforce. The sales tax, property tax, and 
REET options all use existing tax structures familiar to 
taxpayers and have existing apparatuses in place to 
administer the tax.

Social Equity Considerations
Equitable TOD seeks to create more affordable housing 
opportunities close-in to transit as one of its chief goals. 
With respect to taxation generally and specific taxation 

to fund this equitable TOD goal, how localities choose 
to raise revenue can have implications for social equity. 
State and local tax codes are not the sole contributors 
to, nor will they be the sole solution to, racial or 
economic inequities. However, these tax systems can 
help or worsen social inequities. Generally, the issue 
tends to be the most pronounced in areas where state 
and local tax systems effectively require lower-income 
households to pay a larger share of their income in 
taxes than high-income households for the same level 
of service. Since households of color have historically 
tended to have lower incomes, they tend to pay larger 
shares of their incomes in state and local taxes than 
other households. 

A complete rework of the state’s tax structure is outside 
the scope of this analysis. Still, it bears considering how 
cities might consider the range of tax options presented 
in this analysis as they implement equitable TOD. Their 
evaluation of the tax options should at least consider the 
following set of tax revenue social equity questions:

 }How does the tax policy align with and drive 
equitable priorities?

 }How does the tax policy further a “fair” funding 
approach by considering vertical equity effects?

 } Are different populations disproportionately 
paying the tax?

The tax revenues are meant to support investments 
in housing equity by providing more opportunities for 
affordable housing around opportunity-rich transit areas 
by securing land at competitive prices that a city can 
later discharge for affordable housing development. 
Regarding the first question above, the issue is more 
about revenue adequacy, where jurisdictions will want 
to find ways to maximize and scale their investments 
relative to the opportunity to build affordable housing. 
That opportunity will be limited by the number of 
development sites available around the station area and 
the amount of funding available to construct affordable 
housing (funding that relies on federal, state, and local 
subsidies).

On the second question, each jurisdiction will need 
to evaluate their current tax structure’s regressivity 
or progressivity and weigh the incremental trade-off 
between the adequacy issue above. Generally, lessening 
reliance on regressive sales and excise taxes can help tax 
systems move toward easing racial, or income divides, or 
at least not worsening it. Finding ways to make the tax 
more progressive must be weighed against their funding 
needs (specifically because the proceeds are directed to 
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equity-enhancing uses). For example, a city might favor a 
progressive REET structure for vertical equity purposes 
but needs to target a higher tax yield that can only 
be accomplished through a regular property tax that 
features a more proportional vertical equity structure. 
Here the social equity trade-off of additional funding 
(and more affordable housing) may outweigh a slightly 
less progressive form of taxation.

On the third question, each jurisdiction will want to 
evaluate how a given tax impacts the relative tax 
burdens of their constituents. As described earlier 
in the analysis, the four cities vary concerning race, 
ethnicity, and other relevant social characteristics 
(i.e., income, homeownership, disability, poverty, etc.), 
each with its attendant and relevant local historical 
context. In evaluating the social equity effects of the 
tax options, they may find that they disproportionately 
rely on certain taxes to fund services. Given the makeup 
of their community, this burden may fall more heavily 
on lower-income people or people of color. Creating a 
new tax would exacerbate this disparity. For example, 
due partly to the limitation on property tax revenues, 
cities have become more reliant on sales tax revenues. 
A community may have a large concentration of 
households with low incomes, and creating a new local 
option sales tax may exacerbate the regressivity of their 
local taxes. As a result, they may choose another tax 
option to raise revenue while minimizing the disparity 
across groups. 

Appendix H. Case Study: 
Lessons learned at 
Lynnwood City Center
In conversation with the authors and in various 
presentations, Karl Almgren, manager of Lynnwood’s 
transit-oriented City Center program, has shared insights 
gained from the experience of implementing a vision 
for a station area in a suburban setting. Some of those 
thoughts are summarized here.

Like many suburban jurisdictions that spring up on 
farmland along freeways, Lynnwood was born without 
a town center. That is changing, in large part thanks to 
transit.

As far back as the 1990s, Lynnwood saw the emergence 
of a transit center on 48th Ave., just off I-5, and by the 
early 2000s had designated the surrounding area as the 
future downtown, dubbed City Center. With the passage 

of the Sound Transit 2 measure in 2008, Lynnwood 
gained a future light rail station and zoned accordingly, 
allowing for 350-foot towers and up to 3,000 housing 
units.

Today, Lynnwood is shaping up to be one of the 
best-connected jurisdictions in the region. Starting in 
2024, the city will be the northern terminus of Link Light 
rail until Line 1 is extended to Everett, expected in 2037. 
It also will be last stop for Line 2 to Redmond. In addition, 
Lynnwood will be the end point of Sound Transit’s bus 
rapid transit to Bellevue along I-405, set to open in 2027. 
City Center also is served by the Interurban Trail, which 
stretches from North Seattle to Everett.

After creating a sub-area plan for City Center, 
Lynnwood performed an evaluation of the proposed 
future development under the State Environmental 
Policy Act. In 2012, the City adopted a “planned action” 
ordinance that applied the result to all projects that 
would be developed under the plan, streamlining the 
environmental review that would have been required for 
individual projects.

That reduction in permitting time and hassle has worked 
to spur development in the center, Almgren said. While 
the hoped-for office development has yet to emerge, 
City Center has seen strong demand for housing. In 
fact, with the recent approval of a mixed-use project 
that includes more than 1,300 apartments the area will 
slightly exceed the 3,000 units envisioned in the planned 
action ordinance. The City is now working to update the 
plan to “phase in” a new limit of up to 6,000 units over 
20 years.

Lessons learned

Buy land early. As this manual has made clear, acquiring 
land before price escalation around a transit station 
can make or break the potential for affordable housing 
in the area. But early land purchase is critical for other 
purposes as well, Almgren said. “If you want to set 
standards for what the livability around the station will 
be you have to purchase park land early. We are probably 
paying two-and-a-half times the price of 6 or 7 years 
ago.” In general, the real estate market around station 
has more than tripled since about 2016, from about $33 
a square foot to as much as $110. “It’s great on one hand 
because it’s showing that the market has strong interest 
around the station, but it presents a huge challenge for 
affordability.”

Take early action to prevent displacement. “Taking small 
steps early is a lot easier than big steps late,” Almgren 

https://mrsc.org/Home/Explore-Topics/Planning/Land-Use-Administration/Planned-Action.aspx
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said. Lynnwood City Center has a lot of minority-owned 
businesses that are tenants. “They give the center 
culture and character and losing that is a blow because 
it’s very hard to recreate it later. They are tenants and 
not building owners.” Some steps that could have helped 
would be for the city to negotiate with developers for 
low initial rents for some of those businesses, ramping up 
as prosperity improves along with growth in the area.

Carefully consider the long-term implications of 
road projects to accommodate vehicle traffic early in 
development, before transit and other travel options 
and walkable development emerge. In planning, Almgren 
said, “We built around the interurban trail … [and] created 
a streetscape plan with widened sidewalks”, bikeways 
and welcoming connections to transit. “Problem is,” he 
said, the development that came early at City Center 
followed the existing car-oriented pattern, so the city 
expanded road capacity to manage the traffic. However, 
that has made it harder to retrofit streets for walking 
and rolling, even as demand for those trips grows, 
Almgren said. He noted that the recent EIS update found 
the sub-area could accommodate up to 6,000 housing 
units over 20 years without major road expansion thanks 
to the “mode shift” of trips from cars to walking, rolling 
and transit in the emerging walkable center. “We want 
people to have appealing options,” as they shift away 
from cars.

“If there is an offset that is reasonable, private 
developers will pursue affordable housing.” Recognizing 
the need to ensure at least some workforce housing in 
an expensive market, the city has negotiated to require 
20 percent of units in two 360-unit developments to be 
income-restricted under a Multifamily Tax Exemption 
(MFTE). The MFTE and availability of the Low-Income 
Tax Credit have made it relatively easy to ask for a share 
of income-restricted units in the 80-120 percent of 
area median income. Other strategies, such as offering 
additional density in exchange for affordable units, 
as Seattle has done, have proved hard to implement 
effectively, he said. “The challenge with density bonuses 
construction costs change so quickly it’s hard to 
keep bonus in line with those costs.” In 2021, the City 
adopted a Housing Action Plan with “five-year goals and 
strategies to promote housing options that are safe and 
affordable for all community members.” Meeting those 
goals likely will require a source of revenue for local 
subsidy that currently does not exist, he said.

Plan on adapting to real estate market conditions. Initial 
planning for City Center envisioned a business and 
employment hub. “The suburban office market today 
is very different than when we planned,” Almgren said. 

While office demand as all but dried up, the demand 
for proposed residential projects “surprised” council 
members.

Keep the vision alive through consistent communication. 
Elected officials and many stakeholders involved in 
establishing a vision for a station area will change 
over time, and even those remaining need occasional 
refreshers on particulars of the plan. “People hear about 
it when you’re making a plan, but then years might go 
by before a shovel turns dirt [for a project], and it takes 
people by surprise,” Almgren said. In hindsight, while the 
planning commission has been an important sounding 
board, it might have been helpful also to have an 
advisory board of champions that could be a source of 
continuity and ongoing support.

Go after developers that are willing to partner to provide 
the housing options and mix of commercial tenants in 
the plan. It’s important to cultivate relationships with 
developers who might be interested in the projects in 
a given area and have a track record of working with 
localities in furthering community goals.

https://www.lynnwoodwa.gov/housingactionplan#:~:text=WHAT%20IS%20A%20HOUSING%20ACTION,current%20and%20projected%20housing%20needs.
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CONTACT :

Email: admin@soundcommunitiesps.org
Web: https://soundcommunitiesps.org/

mailto:admin%40soundcommunitiesps.org?subject=
https://soundcommunitiesps.org/
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